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This document summarizes the work conducted for the City of Berwyn Transit-Oriented
Development Study. The document was prepared under contract with the Regional
Transportation Authority. The contents of the document do not necessarily reflect the official
views of the U.S. Department of Transportation, Federal Transit Administration, or the Illinois
Department of Transportation.
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Vision Statement
The City of Berwyn has the desire and ambition to continue to nurture and deepen its roots that were planted 100
years ago. In 20 years, the City of Berwyn's Stanley and Windsor Corridor will have: three attractive and pedestrianfriendly train station areas; a Depot District with an active and vibrant entertainment, retail, restaurant, and residential
atmosphere; a Harlem Avenue Station area with safe, accessible, and pleasant features, complete with a gradeseparated railroad crossing; a LaVergne Station area with a family-, young professional-, and empty-nester-friendly
residential neighborhood; a boulevard-like promenade along the entire corridor where pedestrians, bicycles, trains,
and buses take priority over the personal automobile; a variety of new residential living opportunities to choose from
in each station area; an institution that serves the community's health, fitness, and medical needs; well-preserved
and maintained historic structures; a streetscape that enhances the ambiance for pedestrians and bicyclists;
landscaping that gives back to the environment; signage, building, and landscape features that guide both the firsttime and the long-time visitors to the corridor; a landmark civic feature that fosters community pride and allows
visitors to gather, socialize, and experience nature, the visual arts, and the performing arts; and an ample and
unobtrusive supply of parking for shoppers, employees, commuters, residents, and visitors.
The Berwyn Transit-Oriented Development (TOD) Study will be the reference for community leaders to achieve the
vision of its residents, property owners, business owners, and friends of the Metra/BNSF Railway Corridor over the
next 20 years. The result will be a destination for the residents of Berwyn, Downtown Chicago, and the western
suburbs.

Berwyn Transit-Oriented Development Elements
The Promenade

The TOD district of Berwyn will become the heart of the
community, centered on the development of the
Promenade. As the residents of Berwyn stroll, visit, and
gather, a more connected and social environment will
evolve. The primary land uses along the 1.0-mile-wide
Promenade will be residential, with a mix of retail,
restaurant, entertainment, and office, within the three
station areas.

Harlem Avenue Station Area
The Harlem Avenue Station Area is located at the west
end of the rail corridor. Elements in this district will
include: new greenspace surrounding the existing station,
new parks flanking both sides of the railroad corridor, a
new “kiss-n-ride” for commuters to be dropped off by
friends and family, new mixed-use and residential

Promenade: “a stroll or walk, esp. in a public
place, as for pleasure or display.” Source:
Dictionary.com
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developments, a new commuter parking lot to accommodate additional commuter parking spaces and commuter
spaces displaced by the proposed streetscaping in the BNSF right-of-way (to be approved by the BNSF Railway and
Metra), a western gateway to the City, and a grade separation to allow the trains to pass over the Harlem Avenue
with vehicular traffic below.

Berwyn Station (“Depot District”) Area

The Berwyn Station (“Depot District”) Area is located at the midpoint of the rail corridor, centered on the historic train
depot. The Depot District is the center of the Promenade, on the axis of Oak Park Avenue, and is the heart of the
entire City of Berwyn. The TOD plan calls for significant transformation of this district into a vibrant, dense, and
bustling downtown. Entertainment, restaurants, conveniences and downtown living experiences will abound. This
transformation will be accomplished by identifying opportunities for dense, mixed-use developments. A public-private
partnership should be established between the City of Berwyn and MacNeal Hospital to create a uniquely urban
medical campus that is interwoven into the downtown on the both sides of Oak Park Avenue. The transformation
the Depot District will be accomplished through the efforts of constructing parks, building a town green, creating
streetscapes, and installing quality infrastructure. Improvements in the immediate vicinity of the Berwyn Station will
include station renovations, a new kiss-n-ride drop-off area, and “plaza streets” with decorative pavement that are
occasionally closed-off to vehicular traffic during special events. The Depot District will become the location for
current and new restaurateurs and shops. If and when the Harlem Grade separation displaces existing businesses,
then the Depot District would welcome such establishments as The James Joyce, Quan’s Oasis, and Connie’s
Restaurant, to name a few. New businesses such as a prominent produce market, unique restaurants, live
entertainment venues, and destination shopping will be incorporated into the Depot District as well.
The Grove Avenue Parking Garage will provide commuter and public parking stalls within the Depot District. Eighty
(80) commuter stalls within the BNSF right-of-way will be reassigned to public parking use when the parking garage
is complete. Fifty-nine (59) commuter spaces within the BNSF right-of-way already have been reassigned for public
parking use. In addition, any commuter parking spaces displaced by the proposed streetscaping in the BNSF rightof-way will need to be approved by the BNSF Railway and Metra for each phase of the redevelopment process,
resulting in no net loss of commuter parking.

LaVergne Station Area
The LaVergne Station Area is located at the east end of the rail corridor. Elements in this district will include: new
greenspace surrounding the existing station, new landscape buffers along streets and rail corridors, a small park at
the northwest corner of Stanley Avenue and Ridgeland Avenue, new residential development, safe corners, and an
eastern gateway to the City and the Promenade. A recommended feature near this area is senior apartment
development just inside the border of Cicero. In addition, any commuter parking spaces displaced by the proposed
streetscaping in the BNSF right-of-way will need to be approved by the BNSF Railway and Metra for each phase of
the redevelopment process, resulting in no net loss of commuter parking.
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Design Guidelines
The Berwyn TOD Design Guidelines are intended to advise property owners, business owners, design professionals,
developers, and City of Berwyn representatives on what elements to incorporate into future remodeling,
redevelopment, or business planning efforts within the rail corridor and station areas. The guidelines contain
principles of a desired physical environment and are supplementary to the zoning code and the City’s development
review and approval process. Desirable elements identified in the guidelines include utilizing brick, stone, metal, and
glass building materials; ensuring harmonious building proportions; establishing a base, middle, and top for all
buildings; embracing sustainable practices with solar and wind power, green roofs, and pervious pavement;
constructing mixed-use buildings with retail, office, and residential uses; engineering a landmark-quality bridge at the
intersection of Harlem Avenue and the BNSF rights-of-way; designing beautiful gateway features that welcome
visitors to Berwyn; and selecting coordinated street furnishings and wayfinding signage that blends traditional and
modern elements.

Implementation
The implementation phase is the critical chapter that articulates the strategy to finance and construct the Berwyn
TOD’s vision. The vision for the scale of Berwyn’s TOD Study is that of a “master development” plan. The strategy
needs to address the sources and uses of funds to finance and phase the master development over time. Unlike an
individual project, the implementation strategy for an overall planning area requires a balance of detailed cost
estimates for the projects that are tangible, yet balanced with general cost-benefit calculations for the larger
redevelopment. Unfortunately, due to the cost of land and construction, it is nearly impossible to develop a new
project in Berwyn profitably by relying on the financial return created from the project itself.
There are several levels of involvement in the redevelopment process the City should consider:
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High Level of Participation – Under the most proactive approach, the City or its designated development
agency would acquire development sites through negotiated purchases, condemnation, or a combination of
methods.
Medium Level of Participation – Under a mid-level effort scenario, the City assists a developer/land-owner to
undertake a project. The City does not take title to the land, resulting in less control over developer
selection.
Low Level of Participation – The City can take a reactive position and use its regulatory and zoning authority
to attempt to guide development. The Berwyn TOD Study can be used as a guide to approve or reject
development proposals that the private market brings forth. The City still has some control over potential
development in the form of veto power, but has very limited ability to have positive or proactive influence
over the implementation process.

Many projects and initiatives are broken down into “early success” projects, short-term projects, and long-term
projects for the overall Promenade and the three station areas.
The strategy articulated in this report responds to the bold vision of the Berwyn TOD Study, which was requested by
Berwyn’s constituents during the public involvement activities of the planning process. The definition of a “bold” plan
in the context of implementation equates to cost. The Promenade, the various parks, and the quality of the
construction called for in the design guidelines are very expensive to develop in the current Berwyn market. The
alternative to the preferred plan would have been a modest face-lift or retrofit of the current building stock and
infrastructure, including minor renovations, leaving Berwyn essentially in its current configuration. This is not the
stated goal for Berwyn’s rail corridor. Instead, the City prefers to grow and prosper by creating a splendid railroad
corridor that is memorable and serving as a regional destination. This goal creates higher land values and an
improved real estate market, and the implementation strategy needs to articulate a method for initiating this master
development that will ultimately drive-up the sales and tax revenues. The implementation strategy announces to the
marketplace that Berwyn is prepared to lead this master development, sending a signal to the investment community
that there is a new and profitable environment forthcoming.
Strategies to be utilized during the Berwyn TOD Study’s implementation process include adopting zoning code
amendments; ensuring a high level, proactive redevelopment approach by the City of Berwyn through a Community
Development Corporation or a Third-Party Master Developer; utilizing “early success”, short-term, and long-term
projects to realize the plan over a 20-year timeline; and identifying potential sources of redevelopment funding such
as tax incremental financing, special service areas, business improvement districts, and grant programs.
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Overview
The City of Berwyn
The City of Berwyn, located in Cook County, has a population of just over 54,000. It’s a Chicagoland community
located about 10 miles west of downtown Chicago. Its average household size is between two and three people, and
its annual household income is $43,833, comparable to the national average. The average age of a City resident is
33 years. Although the community is mostly white, 38% of the community is of Hispanic or Latino origin. A notable
statistic is that over 25% of the population is foreign-born, which is twice the national average. In addition, over 43%
of the households speak a language at home other than English. The top employment sectors in the community are
health care and social assistance, retail trade, and accommodation and food service.

The Berwyn Transit-Oriented Development (TOD) Study Area
The study area is centered along the Metra/BNSF Railway Line that travels between downtown Chicago at Union
Station and the City of Aurora, a far west suburb. The Metra/BNSF Railway Line is one of 11 suburban commuter rail
lines in the Chicagoland area.
Although the study area is generally bound by 29th to 31st Streets to the north, 33rd to 35th Streets to the south,
Harlem Avenue to the west, and Ridgeland Avenue to the east, the focus of the Berwyn Transit-Oriented
Development (TOD) Study is a quarter-mile radius around each of the three commuter rail stations (Harlem Avenue,
Berwyn (“Depot District”), and LaVergne), and the properties that front Stanley Avenue (north of the Metra/BNSF
Railway Line) and Windsor Avenue (south of the Metra/BNSF Railway Line).
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The study area is comprised of distinct character differences between the mixed-use land uses immediately adjacent
to the railroad right-of-way (ROW) on Stanley and Windsor Avenues, and the lower-density – primarily single-family
residential – neighborhoods that are on the periphery of the study area. The mixed-use area has a variety of building
types, ages, and heights, resulting in a corridor that does not have a cohesive “downtown” atmosphere.
Comprehensive Plan and Economic Development Strategy
The City of Berwyn’s Comprehensive Plan and Economic Development Strategy was adopted in 1993. This report
identified the following opportunities and challenges for the City as a whole:
Opportunities
 Convenient location
 Quality housing at affordable prices
 Variety of shopping and job opportunities
 Excellent schools and City services
 Cooperative and responsive local government
Challenges
 An aging population and changing demographic characteristics
 Aging housing stock
 Commercial areas showing signs of decline
 Aging public facilities and infrastructure
 Rapidly-changing housing and commercial markets
 Different needs of residents and businesses
Zoning
The most prominent districts in the study area are the “C-2” General Commercial District and the “A-1” Single-Family
Residence District. The “C-2” General Commercial District allows a mixture of retail and commercial uses, as well as
higher-density multiple-family buildings. All buildings are limited to three stories in height; however no front and side
yard setbacks are required. The “A-1” Single-Family Residence District allows 11.6 dwelling units per acre. The
preferred minimum average residential density within 2,000 feet of a transit station is 18 dwelling units per acre.
TIF District
Until the 1997 adoption of a Tax Incremental Finance (TIF) District redevelopment plan and project (establishing a
“South Berwyn Corridor Redevelopment Project Area” and adopting TIF allocation financing for the district, the
Metra/BNSF Railway corridor lacked growth and development through private investment.
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Circulation
Traffic
Stanley and Windsor Avenues have the most substantial presence in the study area since they run along the length
of the Metra/BNSF Railway Line along the north and south sides, respectively. Harlem Avenue, which runs northsouth through the study area to the west of the Harlem Avenue station, has the most substantial traffic activity, with a
29,000 Average Daily Traffic (ADT) volume.
Public Parking
The City has assessed a need for additional parking in the study area, particularly in the Depot District, which is
within the Berwyn Station Area. There is daily daytime parking demand for all three train stations and for the
employees of area businesses. This demand is at times in conflict with the needs of local retail patrons that require
short-term parking spaces in close proximity to these businesses, primarily on Stanley, Windsor, and Oak Park
Avenues. In addition, a large medical facility, MacNeal Hospital, is located in this area and has a substantial
workforce with significant parking demands.
Pedestrian Access and Amenities
Pedestrian access and amenities are considered to be ranging from moderate to poor in the station areas. At this
time, the Depot District has the most pedestrian-friendly environment.
Bicycle
No dedicated bicycle lanes or pathways exist within the study area. Bike racks are located at the three stations, and
the community has noticed a need for additional racks in other locations.
Public Transit
Metra Rail
The study area is centered along the Metra/BNSF
Railway Line, which connects downtown Chicago
at Union Station to Aurora out west. There are
three station stops along this line within the City of
Berwyn: Harlem Avenue, Berwyn (“Depot
District”), and LaVergne. The Berwyn and Harlem
Avenue Stations have station buildings located on
the inbound (south) side of the railroad ROW and
warming shelters along the outbound (north) side.
The Harlem Avenue Station also has a warming
shelter on the inbound (south) side of the railroad
ROW. The LaVergne Station has a warming
shelter on both the inbound and outbound sides of
the railroad ROW. Each station has parking,
fencing along or between the tracks, lighted
platforms, bike racks, and newspaper kiosks.
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Of the stations in Berwyn, the Berwyn Station has the most boardings (718), with Harlem Avenue having the secondmost (530), and the LaVergne Station having the fewest (159).
Overall, the Metra/BNSF Railway Line has seen an increase in ridership of over 40% since 1983, but ridership at
each of the stations in Berwyn has declined in that same time period. This trend is not isolated to the Metra/BNSF
Railway Line, with a majority of lines seeing a decrease in ridership in the inner 10 miles of their respective routes,
except for those lines which serve stations in densely-populated and rapidly-redeveloping neighborhoods within the
City of Chicago. The number of boardings within the inner ten miles of the Metra/BNSF Railway Line has decreased
less than many other Metra lines since 1997, partially due to the increase in reverse-commuting along this line.
Based on Metra’s Fall 2002 Origin-Destination Survey, the mode of access splits for the three stations within the
study area are similar to one another. The same survey indicates that 59% of the riders using the three stations
reside in Berwyn, with the remaining 41% of the riders living in communities outside of Berwyn. All three of Berwyn’s
stations have a significant number of commuters who walk to the stations, resulting in high foot traffic throughout the
study area.
There is parking along both sides of the BNSF Railway ROW throughout the entire length of the study area, from
Harlem to Ridgeland Avenues. In total, there are 674 commuter parking spaces, eight handicapped spaces, and 97
short-term parking spaces. Approximately 20% of the commuter parking spaces are available for daily parking, while
the other 80% are restricted to commuters with quarterly or annual parking permits. The City of Berwyn, BNSF
Railway, and Metra have negotiated and are currently negotiating agreements regarding BNSF right-of-way parking
and commuter parking needs in the planned Grove Avenue Parking Garage. The 378-stall parking structure will
accommodate 300 commuter parking stalls, of which 139 stalls will be replacement commuter stalls. The 161 new
commuter parking stalls provided in this shared parking garage will provide sufficient parking for commuters through
2030.
Parking availability near the Stations has been said to be a problem. Commuter parking within the study area is
effectively 99% utilized, but only 68% of the commuter spaces are actually occupied daily. This difference is due to
the fact that many permitted spaces go unused, but commuters without permits are restricted from using these
spaces.
Pace Bus
The study area is served by four Pace Bus routes: Routes 302, 307, 311, and 315. Route 302 is a connecting
service to all three stations; in addition, Route 307 services the Harlem Avenue Station, Route 311 services the
Berwyn Station, and Route 315 services the LaVergne Station.
Station areas will be designed with bus access in mind, including issues such as bus turnouts with sufficient bus
turning radii, adequate driveway widths, convenient bus stop locations in relation to rail platforms, and minimization of
conflicts with parking and traffic. Bus maneuverability and bus stop furnishings will meet Pace Bus design needs and
this study’s goals. In addition, consideration should be given to transit signal priority at any signalized intersection in
and near the study area to speed the flow of bus navigation, including locating bus stops just beyond an intersection
to maximize the benefits of the concept.
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Tenant Mix
Retail uses in the general study area include a vitamin store, florists, a wig salon, antiques, jewelry, gifts, cigarettes,
used books, and housewares. In addition, the area has 11 eating or drinking establishments. Other commercial
uses in the study area include personal and professional services.
Berwyn remains a substantial middle-class community with a significant population to support a wide range of goods
and services. This issue for the study area is its visibility, accessibility, as well as an “imageable” critical mass to
attract stores and customers.
Historic Buildings
Berwyn’s first developments occurred in the mid-1800s with a 347-acre land purchase in an area roughly centered on
the study area. Later, two developers concentrated development on 100 acres centered roughly in the study area at
Oak Park Avenue. Stations were already located at Ridgeland and Harlem Avenues, so the development team built
a station at Oak Park Avenue in order to create a “center” for their development: Berwyn. This became the City’s
incorporated name in 1908.
Government Controls
The City of Berwyn has two organizations that work with historic properties: the Berwyn Historical Society and a
recently-formed Historic Preservation Commission. The Berwyn Historical Society is an active group that is
attempting to save good examples of historic buildings from the turn-of-the-previous-century, and also more recent,
mid-century examples. The Historic Preservation Commission is a new group that has an advisory role to the City
Council, reviewing redevelopment projects affecting National Historic Register properties.
National Historic Register
There are several buildings in Berwyn on the National Historic Register; however, they all lie outside of the study
area. Two properties within the study area have been listed as “Deemed Eligible”:



Berwyn Train Station
First United Methodist Church

The Berwyn State Bank should be considered for placement on the National Historic Register.
The classic Chicago Bungalow style is perhaps the building style that Berwyn is most famous for, although none of
these homes are listed on the National Historic Register. The listed properties vary in style, design, and materials,
including Classical Revival, Prairie, and Art Deco styles. Particularly in the Depot District area, several local favorites
– not on the Register – add to the small-town feel and the unique Berwyn character.
Environmental
The immediate study area does not include park space – green space or active recreation – nor does it contain any
significant outdoor public space such as a plaza. Proska Park, Sunshine Park, and “Baseball Alley” are existing park
areas on the periphery of the study area where there are opportunities to link them to the Metra/BNSF Railway area.
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Market Analyses
Commercial
The commercial areas within the study area have limited visibility and access by potential consumers. Report
recommendations include:













Concentrate the retail in the Depot District.
Do not develop retail at the LaVergne Station.
Develop a Gateway at the Harlem Avenue and Metra/BNSF Railway Line intersection.
Install “trail blazing” signage from Ogden Avenue, Cermak Road, and Pershing Road.
Continue investing in new storefronts.
Continue promoting mixed-use developments with commercial and residential uses.
Attract more single-person households in the BNSF corridor area.
Assemble small sites that one-story commercial buildings now occupy and redevelop with multi-story rental
apartments above commercial.
Increase the number of eating and drinking places in the area.
Provide sidewalk spaces for outdoor dining activity.
Entice stores into the area such as a convenience food store, a drug store, more “wellness” businesses that
support the MacNeal Hospital mission (exercise clubs, medical supplies, vitamin stores, etc.)
Green the commercial streets with more mature trees.

Residential
The study area has the ability to absorb different types of residential units, including 1,150 to 1,400 square-foot midrise condominium units; 1,200 square-foot garden condominium units; 1,650 to 2,000 square-foot courtyard
townhome units; 925 square-foot mixed-use rental apartments; and 825 square-foot multiple family rental
apartments. Estimated price points for residential units range from $191,000 to $283,000 for condominiums, and
$1,210 to $1,295 per month for rental apartments, in fourth quarter 2007 dollars.

Neighboring Communities

The City of Berwyn has an opportunity to create substantial relationships with its rail line neighbors. A RiversideBerwyn-Cicero partnership will strengthen the entire rail corridor amongst the communities’ five Metra stations:
Riverside, Harlem Avenue, Berwyn, LaVergne, and Cicero. In addition, a Riverside-Berwyn partnership will be
necessary to coordinate the proposed Harlem Avenue grade separation at the Metra/BNSF Railway corridor.

Plan Participants
Throughout the planning process, the primary decision-makers have been the residents and business owners of the
community. Although the final decision to adopt the Berwyn TOD Study is up to the elected officials of Berwyn, the
City Council would only adopt a plan if it received general support by the community and if it benefitted the
community as a whole.
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Community participants included a Steering Committee, comprised of residents, business owners, property owners,
and aldermen who represent districts in the study area. The Steering Committee had formal meetings throughout the
planning process. In addition, the general public participated in special meetings during the planning process – a
charette and visioning workshop, a “Town Hall” concept plan review meeting, several open house input sessions, and
a preferred plan review meeting held in conjunction with a City Council meeting.

Report Outline
This report is broken down into two basic sections “how we got here” (Appendices) and “where we go from here”
(Preferred Plan, Design Guidelines, and Implementation).
The Appendices include the data inventory and analysis, the commercial and residential market analyses, and the
preliminary concepts. All these sections include the background information that led the Steering Committee to
support the preferred plan and supporting documents.
The Preferred Plan chapter contains the blueprint from which the City of Berwyn will build from over the next 20
years. The Design Guidelines and Implementation chapters contain the specifications – the “nuts and bolts” details –
the designers and decision-makers will utilize to make specific projects a reality.
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Vision Statement
The City of Berwyn has the desire and ambition to continue to nurture and deepen its roots that were planted 100
years ago. In 20 years, the City of Berwyn's Stanley and Windsor Corridor will have: three attractive and pedestrianfriendly train station areas; a Depot District with an active and vibrant entertainment, retail, restaurant, and residential
atmosphere; a Harlem Avenue Station area with safe, accessible, and pleasant features, complete with a gradeseparated railroad crossing; a LaVergne Station area with a family-, young professional-, and empty-nester-friendly
residential neighborhood; a boulevard-like promenade along the entire corridor where pedestrians, bicycles, trains,
and buses take priority over the personal automobile; a variety of new residential living opportunities to choose from
in each station area; an institution that serves the community's health, fitness, and medical needs; well-preserved
and maintained historic structures; a streetscape that enhances the ambiance for pedestrians and bicyclists;
landscaping that gives back to the environment; signage, building, and landscape features that guide both the firsttime and the long-time visitor to the corridor; a landmark civic feature that fosters community pride and allows visitors
to gather, socialize, and experience nature, the visual arts, and the performing arts; and an ample and unobtrusive
supply of parking for shoppers, employees, commuters, residents, and visitors.
The City of Berwyn Transit-Oriented Development (TOD) Study has been the reference for community leaders to
achieve the vision of its residents, property owners, business owners, and friends of the Metra/BNSF Railway
Corridor over the past 20 years. The result is a revitalization showcase that has become a destination for the
residents of Berwyn, Downtown Chicago, and the western suburbs.

Preferred Plan

Berwyn Transit-Oriented Development Study
4-2

The Promenade
Promenade: “a stroll or walk, esp. in a public place, as for pleasure or display.”
Source: Dictionary.com
Berwyn’s rail corridor slices through the center of the City from the west at
Harlem Avenue and extends to the east to the LaVergne Station. Very few
communities are so fortunate to have Berwyn’s configuration of a very wide
right-of-way centered by the railroad, flanked by parking and roadways on
both sides of the tracks, and wide sidewalks in front of buildings whose
fronts face the railroad center. This corridor will be renovated into a
memorable Promenade that connects the City and its three Metra commuter
train stations. The Promenade will be entirely redefined into a linear grove
of trees with canopies that overhang the roads and walkways. Historic
architecture combined with newly constructed buildings will face the
railroad, offering vibrant views to and from the commuter trains. Several of
the Promenade’s outstanding features include:














1

A community-wide amenity
A colonnade of overhanging shade trees creating a leafy canopy above Windsor and
Stanley Avenues
A colonnade created by installing shade trees intermittently within parking fields
Parking shuffled into concentrated locations more proximate to stations and other
destinations
Pedestrian and bicycle ways developed to link existing parks to The Promenade
New civic structures and parks along The Promenade
All Metra station area environments improved to create a unified transit corridor
New higher density residential along The Promenade
Widened and landscaped street-side sidewalks (9’ to 14’ wide)
Reorganization of parking for commuters and non-commuters within the BNSF right-ofway per the new parking agreements between the City, Metra, and BNSF when the Cityfunded, 378-space Grove Avenue Parking Garage is constructed
Any relocation of commuter parking in the BNSF right-of-way1 for proposed streetscaping
and kiss-and-rides at all three stations will need to be discussed with the BNSF and
Metra, and will result in no net loss of commuter parking
Accommodation of Pace Bus service with intermittent stops
Bicycle on-street routes including bike racks and a centrally-located bicycle station

Beyond what is already agreed-upon for the Grove Avenue Parking Garage, already planned for and funded by the City.
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Typical Block Detail

The Promenade
The Transit-Oriented Development district of Berwyn will become the heart of the
community with the development of The Promenade. As the residents of Berwyn stroll,
visit, and gather, a more connected and social environment will evolve.
The entire length of the Metra/BNSF Railway Line corridor will be redesigned, with the
approval of Metra and the BNSF Railway. A typical block will accommodate The
Promenade with a few changes. Some parking stalls will be replaced with larger parking
islands and trees will be added to provide more green and shade along the corridor.
Moderate changes are anticipated at the Harlem Avenue Station and the Berwyn Station
(“Depot District”), while minimal changes are anticipated at the LaVergne Station. Any
loss of commuter parking spaces along the Metra/BNSF Railway right-of-way will be
replaced within the corridor.
Typical planting islands will be 10 feet wide, with a landscape island every sixth stall. In
addition, 40-foot islands will be provided at the end of each north-south street that deadends into the rail corridor.
“Safe corners” (curb bump-outs) will be provided at each intersection to increase safety
for pedestrians by shortening the crosswalk distance and by allowing pedestrians a better
view of oncoming traffic.

Proposed Typical Block Plan Outside of the Immediate Harlem
Avenue, Berwyn (“Depot District”), and LaVergne Station Areas
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The Promenade

Cross-Section of Existing Conditions at the Harlem Avenue Station
Looking East towards Chicago

Cross-Section of Proposed Conditions at the Harlem Avenue Station
Looking East towards Chicago
Extent of Public Right-of-Way
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High-Density Residential
should be maintained,
preserved, and/or
developed with a range of
18 to 29 dwelling units per
acre (townhouses), and 35
to 50 dwelling units per
acre (apartments). The
first phase of development
should be 275 to 325
dwelling units for the
corridor; additional units
should be constructed at a
rate the market can absorb.
The recommended building
height is 3.0 to 5.0 stories.
Lower-Density Residential
buildings should be
maintained, expanded,
and/or redeveloped at an
average density of 15
dwelling units per acre.
The recommended building
height is 2.5 stories.
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When the Harlem Avenue
grade separation is
complete, it is
recommended that Pace
Bus Route 302 be changed
to provide service along
Windsor Avenue between
Harlem Avenue and Home
Avenue to ensure access
to and from the portion of
Harlem Avenue that is
south of the tracks. In
addition, it is recommended
that Pace Bus Route 307
pick-up and drop-off
passengers at 31st Street
and 35 Street, then utilize
the underpass at Harlem
Avenue. If the buses are
allowed to cross over the
tracks, then the routing
would remain as-is. The
final solution will be
determined when the
Harlem Avenue grade
separation construction
documents are prepared.
Bus shelters and signage
to complement the street
furniture along the
Promenade and in the
Medical District.
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Please see the following pages for details.
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Condominiums

Mid-Rise Condominiums – A
Number of Units along the Promenade (Occupancy in Year 2010):
Average Unit Size:
Average Sale Price:
Potential Number of Units to be Sold per Month (Occupancy in Year 2010):
Potential Number of Months for the Units to be Purchased:
Year Additional Units could be Constructed along the Promenade:

24 to 36-plus units
1,150 square feet
$270,000
1.5 to 2.0 units per month
16 to 18 months
2011 or 2012

Mid-Rise Condominiums – B
Number of Units along the Promenade (Occupancy in Year 2010):
Average Unit Size:
Average Sale Price:
Potential Number of Units to be Sold per Month (Occupancy in Year 2010):
Potential Number of Months for the Units to be Purchased:
Year Additional Units could be Constructed along the Promenade:

24 to 36 units
1,400 square feet
$283,000
1.0 to 1.5 units per month
24 months
2012
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Condominiums

Garden Condominiums
Number of Units along the Promenade (Occupancy in Year 2010):
Average Unit Size:
Average Sale Price:
Potential Number of Units to be Sold per Month (Occupancy in Year 2010):
Potential Number of Months for the Units to be Purchased:
Year Additional Units could be Constructed along the Promenade:

40-plus units
1,200 square feet
$191,000
2.0 units per month
20 months
2012
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Townhomes

Courtyard Townhomes – A
Number of Units along the Promenade (Occupancy in Year 2010):
Average Unit Size:
Average Sale Price:
Potential Number of Units to be Sold per Month (Occupancy in Year 2010):
Potential Number of Months for the Units to be Purchased:
Year Additional Units could be Constructed along the Promenade:

30 to 40 units
1,650 square feet
$275,000
1.2 to 1.5 units per month
25 to 27 months
2012 or 2013

Courtyard Townhomes – B
Number of Units along the Promenade (Occupancy in Year 2010):
Average Unit Size:
Average Sale Price:
Potential Number of Units to be Sold per Month (Occupancy in Year 2010):
Potential Number of Months for the Units to be Purchased:
Year Additional Units could be Constructed along the Promenade:

20 to 30 units
2,000 square feet
$300,000
0.8 to 1.0 unit per month
25 to 30 months
2012 or 2013
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Rentals

Mixed-Use Rentals
Number of Units along the Promenade (Occupancy in Year 2010):
Average Unit Size:
Average Monthly Rent:
Potential Number of Units to be Leased per Month (Occupancy in Year 2010):
Potential Number of Months for the Units to be Leased:
Year Additional Units could be Constructed along the Promenade:

60-plus units
925 square feet
$1,295 per month
12.0 units per month
5 months
2010

Apartment Rentals
Number of Units along the Promenade (Occupancy in Year 2010):
Average Unit Size:
Average Monthly Rent:
Potential Number of Units to be Leased per Month (Occupancy in Year 2010):
Potential Number of Months for the Units to be Leased:
Year Additional Units could be Constructed along the Promenade:

80-plus units
825 square feet
$1,210 per month
15.0 units per month
5 months
2010

Preferred Plan

Berwyn Transit-Oriented Development Study
Overview

4 - 13

Harlem Avenue Station Area Plan
The Harlem Avenue Station Area is located at the west end of Berwyn, centered in the intersection with the
Metra/BNSF Railway Line. Elements in this district include: new greenspace surrounding the existing station, new
parks flanking both sides of the railroad corridor, a “kiss-n-ride” for commuters to be dropped off by friends and
family, new mixed-use and residential development, a new commuter parking lot to accommodate additional
commuter parking spaces and commuter spaces displaced by the proposed streetscaping in the BNSF right-of-way,
a western gateway to the City and the Promenade, a plaza street (an aesthetically-pleasing street and streetscape
that accommodates traffic and parking, yet can be closed for pedestrian-only use for special events), safe corners,
and a grade separation to allow the trains to pass over the Harlem Avenue vehicular traffic below.
While there are short-term improvements that can be made, the basis for the Harlem Avenue Station-area plan
assumes an Illinois Department of Transportation/BNSF Railway (IDOT/BNSF) grade separation. It is unclear what
right-of-way needs will be required until further study is completed; however, this plan assumes that some expansion
will be necessary. The existing Harlem Avenue land uses directly adjacent to the right-of-way will be relocated. A
tremendous opportunity exists to completely remake the City’s western railroad gateway. Several Harlem Avenue
Station Area features include:







New passenger platforms are anticipated to be constructed in 2008-09, and the station
will be made ADA accessible, resulting in the need for six (6) new commuter ADA parking
stalls
The IDOT/BNSF roadway design results in an upper at-grade residential roadway network
while the through-traffic is directed through the underpass
Because of the assumed right-of-way expansion, the opportunity exists to create
substantial gateway parks flanking the railroad establishing a park gateway into the City’s
Promenade
North and south of the gateway parks, new redevelopment sites are recycled into medium
residential townhomes and apartments
Key businesses such as Connie’s Restaurant, The James Joyce, and Quan’s Oasis are
relocated into prime Promenade locations
The Harlem Avenue Station is surrounded by a beautiful pastoral gateway park with
improved parking and kiss-n-ride amenities
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Harlem Avenue Station Area Plan
Design Objective
Redevelop the Harlem Station Area as a dynamic neighborhood.
Description
The grade separation will allow the Harlem Station Area to redevelop into a new and more cohesive neighborhood
with new parks, retail, parking, and residential uses to serve both residents and Metra commuters.
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Harlem Avenue Station Area Plan
Design Objective
Redevelop the Harlem Station Area as a dynamic neighborhood.
Description
The grade separation will allow the Harlem Station Area to redevelop into a new and more cohesive neighborhood
with new parks, retail, parking, and residential uses to serve both residents and Metra commuters.
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Harlem Avenue Station Area Plan
Design Objective
Begin the redevelopment of the Harlem Avenue Station prior to the grade separation construction project.
Description
The addition of safe corners, parking islands, and the green bow surrounding the station, will be the start of the
construction of the Promenade and improve pedestrian and driver safety. New street furnishings, the painting of
handrails and fixtures to the City standard black, and additional commuter bicycle parking adjacent to the station will
update the current facility.
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Harlem Avenue Station Area Plan
Pedestrian-only
crossing along
the east side of
Harlem Avenue.

The proposed Harlem Avenue grade separation will be a
very invasive local infrastructure improvement project that
is made worthwhile due to the significant regional roadway
and railroad transportation benefits. It is recognized that
only preliminary design studies have been completed –
and funding through the CREATE program has not been
approved – so it is impossible to predict the impact to the
existing right-of-way. BNSF has clearly stated that its
intent is to minimize any negative impacts to the City, and
will develop a plan that should benefit the City and
pedestrians. Therefore, this Plan identifies a vision for a
grand re-development that would only be made possible
through this infrastructure project. The result is the
creation of a new residential-based, transit neighborhood.

Source: Town Builder Studios

The Chicago Region Environmental and Transportation Efficiency Program:
Local and Regional Benefits Program Description
The Chicago Region Environmental and Transportation Efficiency (CREATE) Program will include numerous
improvements to both railroad infrastructure and the local road system in the Chicago region, the most important of which
include:




Grade separation of six railroad crossings (rail-rail “flyovers”), to eliminate train interference and associated delay,
primarily between passenger and freight trains;
Grade separation of 25 highway-rail crossings, to reduce motorist delay, improve safety, eliminate crossing
accidents, decrease energy consumption, and reduce air pollution; and
Additional rail connections, crossovers, trackage, and other improvements to expedite train movements in five rail
corridors traversing the Chicago region

The CREATE Program — structured as a public-private partnership including local and state government, the Federal
government, and the freight and passenger railroads serving Chicago — will require six years to complete and cost an
estimated $1.5 billion.
Harlem Avenue Grade Separation Project Description
GS-18 (BNSF crossing of Harlem Avenue)
The purpose of this proposed action is to reduce roadway congestion and improve safety at the at-grade crossing of
Harlem Ave. by the BNSF. Construct a grade-separation structure to route highway either over or under the railroad.

Source: Chicago Region Environmental and Transportation Efficiency Program
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Berwyn Station Area (“Depot District”) Plan
The Berwyn Station (“Depot District”) Area is located at the midpoint of the corridor, centered on the historic train
depot. Elements in this district include: new park surrounding the historic Berwyn State Bank, a “kiss-n-ride” for
commuters to be dropped off by friends and family, new mixed-use and residential development, gateway on Oak
Park Avenue to the north and south of the tracks, the Promenade, plaza streets on both sides of the tracks
(aesthetically-pleasing streets and streetscapes that accommodate traffic and parking, yet can be closed for
pedestrian-only use for special events), safe corners, and the MacNeal Hospital medical district. In addition,
preparations are underway for the Grove Avenue Parking Garage, on the west side of Grove Avenue between
Windsor Avenue and 34th Street (please see Pages 4-25 and 4-26 for more information regarding the City’s planned
Grove Avenue Parking Garage). It will include first floor retail and commuter and public parking on the floors above.
The funding will be provided by the City of Berwyn.
The Depot District is the center of the Promenade, on the axis of Oak Park Avenue, and is the heart of the entire City
of Berwyn. The TOD plan calls for significant transformation of this district into a vibrant, dense, and bustling
downtown. Entertainment, restaurants, conveniences and downtown living experiences abound. This transformation
is accomplished by identifying opportunities for dense, mixed-use developments on private properties, assembled for
the purposes of redevelopment. A public-private partnership should be established between the City of Berwyn and
MacNeal Hospital to create a uniquely urban medical campus that is interwoven into the downtown on the both sides
of Oak Park Avenue. The transformation will be accomplished through the efforts to construct parks, a town green,
streetscapes, and quality infrastructure. The Depot District will become the location for current and new
restaurateurs and shops. If and when the Harlem Grade separation displaces existing businesses, then the Depot
District would welcome such establishments as The James Joyce, Quan’s Oasis, and Connie’s Restaurant, to name
a few. New businesses such as a prominent produce market, unique restaurants, live entertainment venues, and
destination shopping will be incorporated into the Depot District as well. Several additional features include:











A new “Town Green” as an iconic urban green space for City events and informal play and
relaxation
A renovated historic Berwyn State Bank building, adaptively reused with first floor retail and healthrelated services on the floors above including: medical offices, a wellness and fitness center, an
extended stay hospitality for patient’s families and international guest medical professionals, a
training and conference center, a technology and central dataplex, and a rooftop sensory garden
A new 33rd Street with on-street angled parking, designed with traffic-calming features, provides
efficient access to the Town Green, the Grove Avenue Parking Garage, Oak Park Avenue, and the
Depot District in general
An improved Depot District environment
A realigned Windsor Avenue with traffic calming
A realignment of parking stalls in the BNSF right-of-way to create a safe and memorable space
New landscape plantings and a fountain surrounding the Berwyn Station
Berwyn Station utilized for special events
On-street parallel parking adjacent to the Town Green
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Berwyn Station Area (“Depot District”) Plan
Design Objective
Reinforce the Depot District as the heart of the community.
Description
The heart of the community will be a draw for the residents to come for events, socializing, entertainment, and
shopping, and to live and work. The Depot District will contain a new Town Green, Plaza Streets, The Promenade,
and new development.
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Berwyn Station Area (“Depot District”) Plan
Design Objective
Reinforce the Depot District as the heart of the community.
Description
The heart of the community will be a draw for the residents to come for events, socializing, entertainment, and
shopping, and to live and work. The Depot District will contain a new Town Green, Plaza Streets, The Promenade,
and new development.
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Berwyn Station Area (“Depot District”) Plan
Design Objective
Transform the Berwyn Station (“Depot District”) area into a multifunctional space.
Description
Repaving the streets and sidewalks in the Depot District will create new ambiance for the area. In addition, the Plaza
Streets will accommodate autos during typical workdays, yet serve as pedestrian-only plazas for special events such
as festivals, farmers markets, and parades. Vehicular traffic can be rerouted within the area during special events.

Angled parking replaced by
parallel parking

Stanley Plaza Street

Windsor Plaza Street

Pavement pattern and color are for illustrative purposes only.
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Berwyn Station Area (“Depot District”) Plan
Design Objective
Establish a commuter and recreation bicycle hub in the Depot District.
Description
New bicycle facilities will include bike racks, bike route signage and general promotions of biking in the City of
Berwyn. The Depot District will be the location for Berwyn’s first bicycle station which will include lockers and indoor
parking for many bikes, showers and lockers, bicycle rental and repair, and a café in the area of the Town Green.
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Berwyn Station Area (“Depot District”) Plan
The Traditional District includes the three existing station areas as well as the new Town Green (between Stanley
and Windsor Avenues between Oak Park and Grove Avenues) and the Promenade (Stanley and Windsor Avenues
between Harlem and Ridgeland Avenues). The Traditional District is consistent with the historic and well-scaled
aesthetic that is reminiscent of European old-world charm. Elements of the Traditional District include:
Oak Park Avenue Downtown
 Reconfigure roadway cross-section to reduce street pavement width while expanding
pedestrian sidewalks
 Create a hospital front drop-off and valet service area
 Enhance Pace Bus facilities
 Create sidewalk art and craft kiosks associated with the Town Green
 Extend Oak Park Avenue improvements south to Ogden Avenue where new gateway
signage and left-turn lanes will be incorporated into a new intersection design
Oak Park Avenue Uptown
 A “restaurant row” on Oak Park Avenue between the Metra/BNSF Railroad and 32nd
Street
 Redevelopment of the Berwyn Hotel
 Enhance Pace Bus facilities
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Berwyn Station Area (“Depot District”) Plan
The area surrounding MacNeal Hospital – on the east and west sides of Oak Park Avenue – is designated as The
Medical District. The urban design character is more contemporary and pleasantly contrasts with the Traditional
District aesthetic. This area includes areas for Hospital expansion and several options for cooperative mixed-use
development which can include hospital / medical, parking, retail, and residential uses. Several additional features
include:
MacNeal Hospital Campus
 An interweaving of medical campus and downtown uses
 Incorporation of retail uses on the MacNeal Hospital
campus at the southeast corner of Oak Park Avenue and
Windsor Avenue, including a storefront façade with street
entrances, full-height retail windows, awnings, and
tasteful storefront signage and façade lighting
Oak Park Avenue Parking Garage
 Located mid-block on Oak Park Avenue across from the
hospital’s front entrance, south of the new 33rd Street
 The structured parking for the hospital also includes
parking stalls for the general public, for special events,
and for the Berwyn State Bank Wellness Center
 Retail on the structure’s first floor wraps around to 33rd
Street
 Beautiful and vibrant architecture
 Allows for the remote Hospital parking lot to be vacated
and converted to parkland
Other Features
 The existing Grove Avenue residential building at the
southeast corner of the new 33rd Street and Grove
Avenue will receive a public art/mural on its north façade
 The Grove Avenue mixed-use development will
incorporate medical office and possible market rate highend rental residential above first floor commercial
 Potential connection of the mixed-use development with
the Oak Park Avenue Parking Garage in order to boost
commercial and residential densities
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Berwyn Station Area (“Depot District”) Plan











Retail tenant spaces on the first floor (14,000 square feet)
Garage architecture includes masonry façade with attractive signage
Parking garage allocation includes retail stalls on the first and second floors, public stalls on the
second floor, and commuter stalls on the second, third, fourth, and fifth floors, per a newlynegotiated parking strategy between the City and Metra
Eighty (80) existing commuter stalls in the BNSF right-of-way will be permanently reassigned for
non-commuter use when this new parking structure is completed, 59 of these stalls have already
been reassigned to non-commuter use
Three (3) additional Commuter ADA stalls will be provided in the BNSF right-of-way due to the
increase in the number of overall commuter parking stalls in the Depot District
The City-planned and -funded 378-space Grove Avenue Parking Garage will contain 300
commuter spaces, (139 replacement and 161 new), and will be built where an 86-space surface
parking lot is currently located
The Planned Grove Avenue Parking Garage will provide parking for a projected long-term need for
commuter parking, accommodate commuter parking displaced by general public parking in the
BNSF right-of-way when the structure is complete, and accommodate the parking of the existing
surface parking lot upon which the structure will be built
Consider potential access/egress traffic patterns of the new garage and whether or not they could
negatively impact the existing residential neighborhood on Grove Avenue
Commuter parking fees will be consistent with the City parking fees and permit structure

Source: City of Berwyn, Berwyn Development Corporation, and Walker Parking Consultants
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LaVergne Station Area Plan
The LaVergne Station Area is located at the east end of Berwyn, centered at the intersection of Ridgeland Avenue
with the Metra/BNSF Railway Line. Elements in this district include: new greenspace surrounding the existing station
(with no net loss of commuter parking), new landscape buffers along streets and rail corridors, a small park at the
northwest corner of Stanley Avenue and Ridgeland Avenue, new residential development, safe corners, and an
eastern gateway to the City and the Promenade.
This easternmost station is essentially an eastern railway gateway to the City of Berwyn. The ambiance is primarily
residential with new landscape buffers to soften the existing industrial railroad feel. Several LaVergne Avenue
Station Area features include:







New passenger platforms and shelters are anticipated to be constructed in 2008-09, and
the station will be made ADA-accessible, resulting in the need for six (6) new commuter
ADA parking stalls
A new planting buffer of trees, shrubs, perennials, and annuals, along the east side of
Ridgeland Avenue and in the area of the power substation
A Promenade extension to the north, connecting to civic and institutional buildings
Additional bicycle amenities
New ADA parking stalls
The LaVergne Station has a new kiss-n-ride amenity adjacent to the station
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LaVergne Station Area Plan
Design Objective
Strengthen the residential character of the LaVergne Station Area neighborhood.
Description
Redevelop worn, non-residential properties into new residential developments to reinforce the residential character of
the neighborhood. Close proximity to transit, parks, and The Promenade, makes this area highly desirable, and
consolidating properties for redevelopment will provide new types of residential buildings that are not currently
available in the area.

Cicero Detail
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LaVergne Station Area Plan
Design Objective
Strengthen the residential character of the LaVergne Station Area neighborhood.
Description
Redevelop worn, non-residential properties into new residential developments to reinforce the residential character of
the neighborhood. Close proximity to transit, parks, and The Promenade, makes this area highly desirable, and
consolidating properties for redevelopment will provide new types of residential buildings that are not currently
available in the area.
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The Future of Berwyn
The Promenade in the City of Berwyn will create new experiences and refined characteristics for the Harlem Avenue
Station area. Post-grade separation projects will include new park areas, new development, a plaza street along 34th
Street between Harlem and Maple Avenues, and a new commuter parking lot.
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The Future of Berwyn
The Promenade in the City of Berwyn will create new experiences and refined characteristics for the Berwyn Station
Area (“Depot District”). New features will include the Promenade, plaza streets on Stanley and Windsor Avenues
between Grove and Oak Park Avenues, expanded hospital and hospital-related facilities, an entertainment district,
new commercial and mixed-use development, renovated buildings, a “Town Green”, a new 33rd Street, and new
structured parking.
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The Future of Berwyn
The Promenade in the City of Berwyn will create new experiences and refined characteristics for the LaVergne
Station Area. New features will include the Promenade, landscape buffers, and new residential development.
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Role of Guidelines
The Berwyn TOD Guidelines, prepared by the Town Builder Studios (TBS) Team for the City of Berwyn (City) and the
Berwyn Development Corporation (BDC), are intended to advise property owners, business owners, design
professionals, and developers on what elements to incorporate into their future remodeling, redevelopment, or
business plans.
These guidelines contain principles of a desired physical environment, and are supplementary to the zoning code,
and the City’s development review and approval process.
A meeting with representatives of the BDC is highly recommended prior to embarking on any future plans for your
property and/or business, to discuss the community’s vision for the future of the Metra/BNSF Railroad corridor area,
including Stanley and Windsor Avenues and other area streets.

Design Guideline Organization
The guidelines are broken down into the following categories:










Town Green
Promenade
Plaza Street
Architecture
Infrastructure Design Elements
Transportation
Gateways
Wayfinding
Furnishings
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Town Green
Design Objective
Create an iconic greenspace for the community of Berwyn to gather.
Description
Design of the public realm creates the “memorable places” that all communities desire. The Town Green should
function as the living room for the City, a dynamic place where people gather, socialize, and live.

Large open areas of green open space should
be left within the Town Green to allow for
informal gatherings, visual relief from the
built environment, and multiple programmed
activities.

The Town Green will act as the public family
room for Berwyn. Ample and varied seating
options are required to allow for peoplewatching, meeting and greeting, as well as for
discreet groups to gather privately.

The architectural elements of the Green
should all coordinate and reinforce the
surrounding architecture of the Depot
District.

The Green must function as the primary
gathering place within the community.
Spaces must be created to allow a variety of
festival activities throughout the year.

Design Guidelines
Berwyn Transit-Oriented Development Study
Urban Design

5-3

The Promenade
Design Objective
Provide a distinctive linear greenspace for the community to stroll, mingle, and exercise.
Description
The Promenade experience is an informal method to connect the residents of Berwyn to one another, capitalize on
the rail corridor with its limited cross streets, and celebrate the multicultural heritage of the community.

The Promenade will be a walkway embraced
by a canopy of trees. The planting will soften
the impact of the rail corridor, reduce summer
heat gain, and shade the pedestrians and
parked cars. Trees will be from a preapproved plant list and be planted in pairs
along the BNSF Railway right-of-way.

In order for the Promenade to succeed, it will
need to be designed to accommodate most
members of the community. Plentiful seating
will be placed along the way to allow people
moments of repose, and the opportunity to
socialize and observe.

The Promenade will be a grand civic space
that allows for daily interaction as well as
periodic community-wide gatherings.

Through the years, as the Promenade
matures, the surface of the walkway will
reflect the activities of the community.
Permanent materials or temporary paint and
chalk will personalize the pavement and add
interest to the urban environment.
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Plaza Streets
Design Objective
Transform the Berwyn Station (“Depot District”) area into a multifunctional space.
Description
Repaving the streets and sidewalks in the Depot District will create new ambiance for the area. In addition, the Plaza
Streets will accommodate autos during typical workdays, yet serve as pedestrian-only plazas for special events such
as festivals, farmers markets, and parades. Vehicular traffic can be rerouted within the area during special events.

Highlighting the Depot District and
reimaging it as a central gathering space for
the community will require the introduction
of a pedestrian-friendly environment.
Sections of Stanley and Windsor Avenues
will be closed to pedestrian traffic for special
events, and be transformed into public plazas.

The Plaza Streets will be programmed to
bring the community together and invigorate
the Stanley and Windsor Avenues area.
Activities could include farmers markets, art
fairs, music festivals, and community-wide
cook-offs.

The Berwyn Plaza Streets will be designed to
highlight the historic architecture of the
Berwyn Station and the Berwyn State Bank.
The paving materials, lighting fixtures, and
street furnishings will reinforce these unique
features which define Berwyn today.

Special paving will define the areas of
Windsor and Stanley Avenues adjacent to the
Berwyn Station, and transform them into
urban plazas. This pavement will
accommodate vehicular traffic, hold up to
inclement weather, and be appropriatelyscaled for a pleasing pedestrian environment.
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Architecture – Building Massing
Design Objective
Establish a cohesive building presence along public streets.
Description
Utilize the existing building heights and proposed building uses to determine the appropriate height, articulation,
roofline, and streetscape elements.

Infill and mixed-use buildings should be a
minimum of three stories in height and no
more than one story taller than its immediate
neighbors.

A portion of the building façade should not
be in the same plane as the primary building
façade. Infill development should match the
setback dimensions of the adjacent buildings,
or have a setback of zero feet (0’) from the
street property line.

Entrances to commercial and mixed-use
buildings should close together to minimize
walking distances between retail and eating
establishments, as well as to keep pedestrian
activity on the street.

Gabled rooflines are encouraged for multiplefamily buildings to give the building a
residential appearance.
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Architecture – Building Materials
Design Objective
Create a building materials and color palette to unify the development in the corridor and station areas.
Description
Utilize existing building materials and colors to provide continuity between buildings with different design styles.

The use of brick and stone are encouraged.
In addition, these materials can be used in
conjunction with metal panels and glass
accents. Materials such as EIFS are
discouraged.

Modern materials can be combined with more
traditional brick to blend old and new
together within the context of the buildings
along the Promenade and within the station
areas.

Stone detailing adds interest to a traditional
brick façade. Awnings at the base of the
building add depth and interest to the
building façade, in addition to adding a
pedestrian scale to the building.

New construction should complement the
existing building materials of Berwyn.
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Architecture – Building Details
Design Objective
Create harmonious building features.
Description
Not all buildings need to look historic; however, classic proportions help building designs stand the test of time.

Cornice and molding lines must continue
from adjacent buildings.

Each new building façade
must have
mustbase,
havemiddle,
an
and top. base, middle, and top.
obvious

Different building elements must be in
proportion to one another.

Windows should be larger at the base of
andthe
smaller atand
building
thesmaller
top. at the top.
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Architecture – Sustainability
Design Objective
Minimize the “footprint” of Berwyn’s buildings on the environment.
Description
Utilizing renewable resources and environmentally-friendly details will minimize monetary costs to building owners
and tenants, and environmental costs to the planet.

Consider alternative energy sources such as
solar power for buildings.

Wind turbines mounted on rooftops are
another possible “green” energy source.

Green roofs can offset solar heat gain and
lower building temperatures in the summer
months.

Permeable paving can help reduce
stormwater runoff and should be used when
possible.
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Architecture – Mixed-Use
Design Objective
Enliven the Promenade with mixed-use buildings.
Description
Construct new buildings and repurpose existing buildings with first floor retail uses that can include a variety of other
uses elsewhere in the building, including office, residential, and structured parking.

Mixed-use projects should slip seamlessly
into the existing architectural image of the
City. The scale, mass, and materials of the
adjoining neighborhoods must be respected.

Larger-scale projects must assure that
adequate parking is provided in or adjacent to
the project. Parking should be screened from
view, and not occupy the street frontage.

To ensure a lively, sustainable district,
mixed-use projects should provide varying
types of uses, including residential. Upper
floors of retail/commercial projects can be
developed for rental apartments or possibly
condominium units.

Street life is the theater of a community. To
enrich this activity, each project must address
the street frontage. Blank facades, parking,
or large setbacks should be discouraged.
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Architecture – Mixed-Use
Design Objective
Enliven the Promenade with mixed-use buildings.
Description
Construct new buildings and repurpose existing buildings with first floor retail uses that can include a variety of other
uses elsewhere in the building, including office, residential, and structured parking.

Mixed-use projects should respond to the
neighborhood scale using appropriate signage
at the pedestrian level.

A change in building materials, awnings, and
sidewalk seating at the street level can
improve pedestrian scale.

Building materials of brick, stone, metal, and
glass, can be varied to add interest and depth
to a mixed-use project.

An earth-toned color palette is encouraged to
add interest to a mixed-use project.
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Architecture – Residential
Design Objective
Create additional residential living opportunities within the Promenade.
Description
In order for the Promenade to become a more pedestrian-friendly gathering place for the entire community, more
housing is needed. Residential developments will capitalize on the transit opportunities, bring additional population,
incorporate more variety into the City’s existing housing stock, and enliven the streets.

Residential development is possible in
combination with most developments.
Opportunities should be explored to add
housing wherever possible.

Berwyn’s traditional single family
neighborhoods can be augmented with
smaller-scale multiple family units within the
station areas. These smaller units will allow
for a variety of housing types in all areas of
the corridor and the community.

New residential developments must provide
for parking to be integrated into the design.
Parking can be accommodated under or
behind most dwelling units.

Larger developments can add vitality to an
area; however, they require greater attention
to detail. Careful attention to an active street
front is crucial to multi-family buildings.
Porches, gardens, and terraces will add to the
ambiance along the street.
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Infrastructure Design Elements
Design Objective
Ensure the design of the Harlem Avenue grade separation creates an enduring piece of civic architecture.
Description
The massive investments in the Harlem Avenue/BNSF intersection and the surrounding areas have the tremendous
opportunity to become signatures of Berwyn. Careful attention to detail and refinement will be necessary to create a
memorable architectural statement for the community. Consideration for all major infrastructure initiatives should
include accommodating multiple modes of transportation (pedestrian, bicycle, train, and automobile) and public art.

The Harlem grade separation between the rail
lines and Harlem Avenue is an opportunity
for Berwyn to create an identifiable gateway
and area-wide landmark. The structure
should take cues from great civic architecture
of the past and technologies of the future.

The Harlem grade separation is a large civic
project. A plain concrete structure overpass
should be avoided, as this link between
Berwyn and Riverside is an opportunity to
make a landmark statement along the Harlem
Avenue Corridor.

Great streets are designed with careful
consideration given to the architectural
detailing, as well as the design. This area of
the community must be considered for
daytime and nighttime use, and be sensitive
to surrounding residents and businesses.

The grade separation infrastructure is a piece
of civic art. The roadway, bridge, underpass,
railings, and lighting should create a cohesive
image. The structure will be a part of the
community for many decades, and its success
will be in its detailed artwork.
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Transportation
Design Objective
Provide attractive shelter for transit-users.
Description
Transit shelters, bus stop signage, bus schedules, and related products must complement the other street furnishings
along the Promenade, the three station areas, and the traditional and medical districts.

An example of a bus shelter that integrates
signage into the design of the structure.

Glass provides shelter and transparency.
Seating should be integrated into the design.

A modern bus shelter that integrates signage
and advertising with transparent materials.

A curved canopy with traditional panels
creates an elegant design.
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Gateways
Design Objective
Ensure gateways are clearly visible to automobiles, bicyclists, and pedestrians, and convey a sense of welcome to
the community.
Description
A clear and memorable system of gateways into the City of Berwyn – and individual neighborhoods within the
community – will create a cohesive community identity and the commencement of the wayfinding process for the
traveling public.

Gateways to Berwyn must establish a theme
that can be carried over to the City’s
individual districts. Each district will mark
its boundaries to help visitors and residents
mark points of arrival into each district.
Collectively, these arrival points will create
an image of a cohesive Berwyn.

Banners are already an established method of
identifying Berwyn. This program needs to
be expanded, giving each district its own
identity while contributing to the greater
Berwyn image. The banners can be seasonal,
directional, or message-based, and be
maintained and replaced regularly.

The creation of a gateway will require the
combination of several elements to establish a
cohesive design. Trees, shrubbery, and
ground covers will accent architectural
features and complete the gateway palette.

A cohesive wayfinding system will direct
people to their destinations, reveal
previously-hidden treasures in Berwyn, add
architectural elements to reinforce the design
theme of the gateway district, and become an
element of the gateway itself.
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Wayfinding
Design Objective
Establish a clear system of wayfinding features that promote a sense of hospitality and inclusiveness.
Description
The Traditional District and Medical District will require separate but related systems of wayfinding. The systems will
direct people to retail areas, neighborhoods, transit, parking, parks, and civic spaces. The design of the systems
should reflect the character of the City of Berwyn. Collectively, wayfinding and street furniture elements will unify the
Promenade and the three station areas.

A single system of wayfinding and signage
will greet, direct, and orient people to the
Traditional District. The design of this
system should speak to the small town
historic character of Berwyn. The system
will build upon the existing urban design
elements such as the pedestrian light fixtures
and open banners.

A crisp, modern, and clear image will
dominate the signage system for the Medical
District. From 34th Street to Windsor
Avenue, the district must maintain an image
of technology and innovation. In addition,
this system must direct clients efficiently to
their destinations, yet orient them to
additional services in Berwyn.

Design Guidelines
Berwyn Transit-Oriented Development Study
Urban Design

5 - 16

Furnishings
Design Objective
Provide attractive and coordinated streetscaping elements.
Description
Benches, litter receptacles, bicycle racks, and lighting will be complementary to one another, improving the image
and reducing clutter along the community’s corridors. All metal work should be black.

The existing bench is charming, yet too
ornate for the area. The bench selected for
the Promenade and station areas should
reflect both the historic characteristics of the
Traditional District and the contemporary
characteristics of the Medical District. The
bench should be durable, easy to maintain,
and competitively-priced.

The Model CM-324: Contemporary seating
with recycling, energy-efficiency, and respect
for the environment, incorporated into its
manufacture, has gently-curved legs, graceful
arms, and clean lines to form a modern shape
with classic features.

The Plainwell line has a traditional and
timeless look with a contemporary twist. The
integrated arm and leg curvature create
sweeping lines in the streetscape. Options
include wood or aluminum.

This durable, all-weather park bench from
Barco has elegant styling with a simple
slatted look and beautiful powder-coated
steel.
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Furnishings
Design Objective
Provide attractive and coordinated streetscaping elements.
Description
Benches, litter receptacles, bicycle racks, and lighting will be complementary to one another, improving the image
and reducing clutter along the community’s corridors. All metal work should be black.

The existing bicycle rack is a perfect choice
for the community. This rack should be
selected for the entire Promenade and station
areas where room is available for more than
one bicycle. Any nonconforming racks
should be replaced over time.

The existing single bicycle rack is charming,
and should be left where already in use;
however, new single-loop racks should echo
the loop design but keep the center section
open to permit additional bicycle parking.

The Prairie Sites SeriesTM consist has a
graceful arc. The Model BK-6 bicycle rack
has a single tubular steel arc with in-ground
or surface mounting options. All fabricated
metal components are electrostaticallypowder-coated steel with a polyester power
coating.

The existing litter bin is a perfect choice for
the community. This bin should be selected
for the entire Promenade and station areas,
since it reflects the historic character of the
area while maintaining a modern view of the
future. Any nonconforming bins should be
replaced over time.
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Furnishings
Design Objective
Provide attractive and coordinated streetscaping elements.
Description
Benches, litter receptacles, bicycle racks, and lighting will be complementary to one another, improving the image
and reducing clutter along the community’s corridors. All metal work should be black.

The existing decorative lighting and
accompanying basket is an attractive
combination. The lighting fixture, however,
is too ornate to use throughout the Promenade
and the station areas; therefore, it should be
augmented with a less-ornate version.

The pedestrian down light associated with the
station areas should be replaced with a
Promenade-wide standard. All painted and
powder-coated surfaces should be a uniform
color of black.

This historic light fixture has more
contemporary lines and can be used as an
arm-mounted fixture on existing poles and as
a pendant light where more light is required
for pedestrians.
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Furnishings – Medical District
Design Objective
Celebrate the Medical District as a unique technology center through attractive and coordinated site design and
furnishings.
Description
The Medical District has a special standing within the community, with an employer that is the center of cutting-edge
technology. This area’s furnishings and signage should coordinate with the rest of the Transit-Oriented Development
district, but be more modern. All metal work should be black.
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Introduction

Overview
The implementation phase is the critical chapter that articulates the strategy to finance and construct the Berwyn
Transit-Oriented Development (TOD) Study’s vision. The vision for the scale of Berwyn’s TOD Study is that of a
“master development” plan. The strategy therefore needs to address the sources and uses of funds to finance and
phase the master development over time. Unlike an individual project, the implementation strategy for an overall
planning area requires a balance of detailed cost estimates for the projects that are tangible, yet balanced with a
general proforma for the larger redevelopment.
The City of Berwyn’s development climate is robust on one hand and extremely challenged on the other. One of
Berwyn’s strongest selling points is the City’s geographic location with less than a 25-minute rail commute to
Chicago’s loop. Berwyn is attractive for residents and businesses alike due to the rich heritage, ethnic diversity,
transit and quality of life. Unfortunately, the obstacles that must be overcome include the expense associated with
any new development and the challenge of assembling sufficient real estate for new construction. Land owners who
desire to sell their real estate to developers, for example, have sales price expectations that are often unrealistic in
today’s economic climate. Many of these properties are smaller in nature and require the developer to assemble
multiple parcels, which is time-consuming and cumbersome. Also, the cost of construction is extreme, totaling $130
to $180 per square foot for new construction, depending on the design and construction methodology. Due to the
cost of land and construction, it is nearly impossible to develop a new project in Berwyn profitably by relying on the
financial return derived from the project itself. This because the market will only bear such sales and return on
investment including:





$220 per square foot for “for sale” mid-rise condominiums
$160 per square foot for “for sale” garden condominiums and “for sale” townhomes
$150 per square foot for rental apartments
$250 per square foot for commercial buildings

The strategy articulated herein responds to the bold vision of the TOD Plan, which was requested by Berwyn’s
constituents during the public involvement activities of the planning process. The definition of a “bold” plan in the
context of implementation equates to cost. The Promenade, the various parks, and the quality of the construction
called for in the design guidelines are very expensive to develop in the current Berwyn market. The alternative to this
Plan would have been a modest face-lift or retrofit of the current building stock and infrastructure, including minor
renovations, leaving Berwyn essentially in its current configuration. This is not the stated goal for Berwyn. Instead,
the City prefers to grow and prosper by creating a splendid railroad corridor that is memorable, serving as a regional
destination. This goal creates higher land values and an improved real estate market, and the implementation
strategy needs to articulate a method for initiating this master development that ultimately drives up the sales and tax
revenues. This implementation strategy announces to the marketplace that Berwyn is prepared to lead this master
development, sending a signal to the investment community that there is a new and profitable environment
forthcoming.
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There are several significant advantages that Berwyn can leverage in order to achieve its vision. First, MacNeal
Hospital is a fundamental and critical stakeholder as well as the largest employer in the heart of the TOD. It is
paramount that the Hospital is engaged as an investment partner to assure their long-term growth and
competitiveness in the regional healthcare industry. Secondly, the IDOT/BNSF-sponsored Harlem Avenue grade
separation would infuse a significant infrastructure investment in the Harlem Avenue area. Through this TOD Study,
the City has officially stated its support of the Harlem Grade Separation project, assuming that the design and
construction of the infrastructure is supportive of the City’s vision. To this end, both the grade separation and the
Harlem Avenue vision are symbiotic and can only be accomplished with each other.

Objectives
The objectives of this implementation strategy are to:




Specifically identify issues and constraints to development, with an approach for overcoming the potential
challenges.
Approach implementation by describing discrete, action-oriented steps.
Summarize potential funding opportunities for public development and gap financing for private
development.

This chapter of the report is organized into five sections, each of which provides guidance on how the City can move
through major stages of Plan implementation:






Introduction: phasing, plan adoption, and development controls.
Projects: articulating the various projects embedded within the Preferred Plan.
Sources of Funds
Uses of Funds
Conclusion
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Adopting the Preferred Plan and Zoning
It is important that the City of Berwyn formally adopt the Berwyn TOD Plan to formally establish its 20-year vision for
the Promenade, providing the basis for all development- and reinvestment-related decisions. In order for the TOD
Plan to be meaningful and truly serve as a guide for future development, the Plan presented here should be adopted
by the City Council and incorporated into the City’s Comprehensive Plan as a sub-area plan. Also, the City’s zoning
ordinance should be updated to facilitate mixed-use developments, establish TOD-compatible residential densities
and appropriate building dimensions, etc. A key element in the success of Berwyn’s TOD will be the look and feel of
the neighborhood. Berwyn’s current zoning ordinances do not address the type of new development proposed in the
Preferred Plan: a downtown area with a greater diversity and mix of land uses built at higher density than in other
areas of the City. The City might approach an amendment to the zoning ordinances in several ways:
•

Establish portions of the rail corridor as a Planned Unit Development (PUD). The elements defined
in the PUD will guide development within theses boundaries.

•

Define new use categories, and rezone individual areas according to land uses in the Preferred
Plan. Suggested new categories include:
o
o
o
o

•

Mixed-use (e.g. retail or office on ground floor, residential above; other uses with
structured parking)
Higher density residential
Pedestrian-oriented commercial
Parking requirements and guidelines for mixed-use structures

Define and apply a transit neighborhood overlay district addressing desired uses and specific
standards of bulk, mass, height, setback, etc. Undesired underlying current uses, such as
industrial, would need to be rezoned, or be left as non-conforming uses.

Following the adoption of the TOD Plan, there are various strategies the City can take to bring the development to
reality, which include varying levels of City involvement and action, as well different means of oversight and master
planning.
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Development Controls
After the foundation for implementation of the TOD Plan has been laid, the City needs to determine the degree of its
participation in individual development projects.
High Level of Participation
Under the most proactive approach, the City or its designated development agency, would acquire development
sites, through negotiated purchases, condemnation or a combination of methods. The City or its designated
development agency would issue a Request for Qualifications/Proposals (RFQ/RFP) that would state the City’s
development objectives and vision, and seek a development partner. A high level of City involvement gives
Berwyn the greatest control over the outcome of the development, but also costs the most in terms of local
funds, City staff time, and risk.

Community Development Corporation or Master Developer
Definition: “Community Development Corporation” (CDC) is a broad term referring to not-forprofit organizations incorporated to provide programs, offer services and engage in other
activities that promote and support a community. CDCs usually serve a geographic location
such as a neighborhood or a town. They often focus on serving lower-income residents or
struggling neighborhoods. They can be involved in a variety of activities including economic
development, education, and real estate development. (Source: Wikipedia)
In order to assure that Berwyn maintains the momentum that it has gained through this initial TOD planning
stage, the City of Berwyn should create a public-private partnership involving MacNeal Hospital and local
significant property owners and business owners. This partnership should manifest itself in the form of a
CDC to oversee the land acquisition associated with the Preferred Plan and required to move this master
development project forward. Through this Board/Corporation, the City can maintain oversight controls over
development and long-term management to ensure that the long-term use of the property meets the
community’s goals for redevelopment and is economically, environmentally, and socially sustainable. The
CDC would focus on the transit corridor and would work under the umbrella of the Berwyn Development
Corporation (BDC) who is responsible for the entire City.
This CDC, empowered by State of Illinois’ legislation that enables local governments to create
redevelopment areas and authorities, would administer all land acquisition aspects of the project. The CDC
would maintain a focused, consistent, and ongoing vision for the Berwyn TOD corridor (even when elected
and appointed officials serving the community change over time). Its purpose would include: investigating,
studying, and surveying blighted areas; selecting and acquiring the blighted areas to be redeveloped; and
ensuring the blighted areas are redeveloped in the manner that best serves the social and economic
interests of the community.
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Medium Level of Participation
Under a mid-level effort scenario, the City assists a developer/land-owner to undertake a project. The City does
not take title to the land, thus having less control developer selection. A developer or landowner may decide to
pursue a project and the City can offer to work with this developer to achieve Berwyn’s development objectives.
The City can offer Tax Increment Financing (TIF) or other incentives as leverage to convince the developer to
provide parking or other improvements that satisfy larger objectives of Berwyn’s plan. Under this scenario, the
City has some control to shape the development program, but not as much control as under an RFP/RFQ
process.
Third-Party Master Developer or Master Planner
The City of Berwyn has been building a planning legacy by utilizing the services of – and providing funding
for – the Berwyn Development Corporation (BDC). As a “consultant” to the BDC, a third-party master
planner or master developer can coordinate development on behalf of the City, and can leverage particular
expertise in finance, development negotiation, site design and engineering, and infrastructure design and
engineering. The master planner or master developer could also coordinate construction schedules to
reduce redundant or temporary work on infrastructure and parking facilities to ensure that public funds are
used in the most cost-efficient manner possible. The CDC could also play the role of master planner.

Low Level of Participation
The City can take a reactive position and use its regulatory and zoning authority to attempt to guide
development. The TOD Plan can be used as a guide to approve or reject development proposals that the private
market brings forth. The City still has some control over potential development in the form of veto power, but has
very limited ability to have positive or proactive influence over the implementation process. Under this scenario,
the City essentially waits until private developers propose development. The benefit of this scenario is that it is
market-driven, low-cost, and low-risk for the City.
During the course of this Study, the City of Berwyn has indicated its interest in a high-level of participation in the
redevelopment of its transit corridor. The following section addresses land acquisition, which is a critical issue in the
implementation process.
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Establish Site Control
The City or its designated development agency has several options for obtaining control of parcels within the Berwyn
TOD area as a precursor to development. These options should be discussed with the City attorney to prevent
conflicts with local and state policies, procedures, and statutes.


Purchase of site
o Direct purchase
o Agreement between owner and City to give City first right of refusal on property acquisition
o Options to purchase – agreement between owner and prospective purchaser to take property off the
market for a specified length of time for a fee in order for a prospective buyer to perform due diligence
activities (e.g. environmental and geotechnical assessment), with the purchase price negotiated at the
time of the execution of the option or at a later date and time



Lease of site
o Direct
o Options to lease – same as above, except prospective user is a renter



Acquisition by condemnation of site, based on various types of liens
o Environmental
o Building code violation
o Tax non-payment



Acquisition by eminent domain
o For use as a public good, not for redevelopment by another private party

Solicit Developers
The City or its designated development agency has several options for promoting the development of parcels within
the Preferred Plan.



Under a Request for Qualifications (RFQ), the City would not ask for a specific development plan or financial
pro forma, but would rather select a developer based on past relevant experience and qualifications.
Under a Request for Proposal (RFP), the City would seek a development proposal that lays out proposed
uses and financial details.

Once a developer is selected, the next step is to negotiate a development agreement and begin to determine the
appropriate incentives package or gap financing based on the City’s objectives and the economics of the individual
development project.
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Introduce a Phasing Strategy
The success of any plan is its ability to be realized. This Implementation chapter lays out a series of options which
will help the City of Berwyn to capitalize on existing conditions and realize its vision. A phased implementation
approach is intended to serve as a guide and not as a dictated approach to implementing the plan. The general rules
for each phase are as follows:
Early Success Projects and Initiatives
One- to two-year projects that help the general public see the results of their input while the memories of the
public meetings are fresh in their minds. In addition, they help all stakeholders see first-hand the benefits of
planning, and will look forward to – and support – future projects in the corridor area.
Short-Term Projects and Initiatives
One- to ten-year projects are relatively easy to achieve and accomplish and make the most noticeable changes
for the least amount of time and cost – such as the installation of streetscaping.
Long-Term Projects and Initiatives
Ten- to twenty-year projects that are more difficult to achieve and require numerous partnerships, such as the
Harlem Avenue grade separation project at the junction of the Harlem Avenue and the Metra/BNSF Railway
corridors.

Organizing the Components of the TOD Plan
The Berwyn TOD Study has multiple intriguing concepts that will create a unique atmosphere for the Metra/BNSF
Railroad Corridor and for the City of Berwyn. The breadth of the Corridor requires the Preferred Plan to be organized
in a variety of components, which are:










The Promenade
The Plaza Streets
The Town Green
The Mixed-Use Parking Structures
The Green Gateway at the Harlem Avenue Station
The Residential District and Landscape Buffers at the LaVergne Station
The Ogden Avenue Gateway
The Commuter Parking
The Station Area Improvements
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Projects

The Berwyn TOD Study has resulted in a visionary approach to reinvestment along the entire Metra/BNSF Railway
Corridor. Public participation events with feedback opportunities such as the Visual Preference Survey (VPS), the
design charette, the Town Hall Survey, and the Goals and Objectives Survey – along with the input by the Steering
Committee – have resulted in the ideas that will be supported by members of the community. General concepts
identified by the public that need to be considered during the phased implementation process include:









Construct a Promenade with a “leafy canopy” along Stanley and Windsor Avenues.
Give consideration to all three Metra Stations; however, focus most of the corridor’s new reinvestment in the
Depot District.
Focus new retail development in the area of the “plaza streets” (Stanley and Windsor Avenues, between
Grove and Oak Park Avenues).
Focus future MacNeal Hospital expansions along Oak Park Avenue.
Preserve and enhance the Berwyn Depot and the Berwyn State Bank buildings.
Create a “Main Street” ambiance along the Oak Park Avenue Corridor.
Connect existing parks to the transit corridor with bicycle lanes and street trees.
Distribute new residential development along the Promenade.
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Promenade-Wide Projects and Initiatives
Initiative: Create a Brand and Marketing Campaign
The Berwyn Promenade will become a recognizable destination for residents and consumers alike due to the
uniquely beautiful character and lively attractions. The City of Berwyn should complete a detailed branding and
marketing campaign that results in special logos, advertisements, and promotional materials.
Initiative: Annual Promotions
Every year the Promenade will take on a special flare that perhaps changes seasonally or certainly annually.
For example, new planters will display seasonal plantings with colorful flowers and winter evergreen. Banners
will advertise community events or special announcements, while art promotions will decorate the corridor. The
best example of this was the City of Chicago’s parade of cows or Tinley Park’s sidewalk nursery rhyme benches.
Promenade
The Promenade will have two miles of track-side tree-lined streets along both Stanley and Windsor Avenues.
The sidewalk widths will be maximized wherever possible to accommodate sidewalk cafes and lots of walking.
In general, the street tree spacing will be 60 feet apart and each block segment will have 25 parking stalls.
Signage and Wayfinding
Signage is a very important element in guiding the first-time visitor to the Promenade area. Gateway entrance
signs, pedestrian directory and directional signage throughout the corridor (especially at the Metra stations and
Pace Bus stops), easy-to-read driver-based signs (parking locations, parking regulations, etc.), and business
signs, all contribute to the ambiance of the corridor. Materials, design, illumination, and landscaping are all
factors that contribute to the warmness of the welcome into the City, and all of these elements should relate to
one another to unify the signage theme along the Promenade.
Park Connectors
Bicycle and pedestrian amenities such as landscaping, signage, and bicycle lanes, should be provided and/or
enhanced along the Home Avenue, East Avenue, and 30th Street corridors, to create a park-like setting along the
journey to the park destinations such as Proska Park.
Bicycle Facilities
This project demonstrates the City of Berwyn’s commitment to non-motorized vehicle transportation. New
bicycle facilities will include bike racks, bike route signage and general promotions of biking in the City of
Berwyn. The Depot area will be the location for Berwyn’s first bicycle station which will include lockers and
indoor parking for many bikes, showers and lockers, bicycle rental and repair, and a café in or adjacent to the
Town Green.
Residential Development along the Promenade
A variety of residential development product is encouraged along the entire Promenade, such as rental
apartments, condominiums, townhouses, and units within mixed-use buildings. Maximizing the height along
Stanley and Windsor Avenues will provide a sense of enclosure along this wide corridor, and contribute to the
enclosure of the tree canopy ambiance, making the Promenade more human-scaled.
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Commuter Parking
The rearrangement of commuter parking will result in a “no net loss” to ensure adequate parking for the three
stations. Most grant dollars, including Metra’s, will not finance the costs associated with the displacement of
existing commuter parking stalls; therefore, the City of Berwyn and/or private resources will be needed to finance
the construction of the Promenade and the proposed 40-stall commuter lot at the southeast corner of Maple and
Windsor Avenues. In addition, Metra and BNSF Railway must approve the Promenade plans prior to
construction. Commuter parking fees must remain comparable and competitive to other commuter parking fees
within the Metra system. Commuter ADA parking must be located as close to each station as possible and near
easily navigable pathways to the train platforms.
Station Area Improvements
Improvements to the station areas such as renovating the Berwyn Station, landscaping, gateway markers, etc.,
must be approved by Metra, BNSF Railway, and/or Canadian National Railway. Issues such as safety, line-ofsight, track clearance, clear markings of at-grade crossings, and keeping pedestrians out of the dynamic
envelope of train operations would be considered as part of the approval process.
Any improvements must be a minimum of 25 feet from the centerline of the nearest track. In addition, BNSF
maintenance crews need clearance to remove and replace railroad ties, stock materials, and position equipment.
Beyond the 25-foot distance, behind the edge of the platform, the allowable height of plantings varies (i.e. only
plantings less than 18 inches in height are allowed within 500 feet of an at-grade crossing, unless an existing
structure already blocks visibility).
In general, landscaping within the vicinity of Metra stations, platforms, and parking lots are subject to “Metra’s
Technical Services Station and Parking Design Guidelines” (www.metrarr.com/techservices) and the BNSF
Railway standards regarding sight lines, clearances of tracks and crossings, and plantings.
Any station area improvements such as those listed above must be funded by the City or private entities.
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Harlem Avenue Station Area Short-Term Projects and Initiatives
Initiative: Village of Riverside Partnership
Harlem Avenue is a unique street in that is shared by both the Village of Riverside and the City of Berwyn. The
opportunity exists to build on the past shared successes of the two communities by entering into an
intergovernmental agreement to work jointly on a master plan to address the future Harlem Avenue Grade
Separation and other projects/initiatives that are mutually beneficial.
Gateway Markers and Wayfinding
The Harlem Avenue gateway signage should be consistent with the signage details along the Promenade.
Other features in addition to the signage should include garden walls, trees, landscaping with year-round color
and interest, artwork, and sculptural furnishings for passive recreation.
Streetscape and Intersection Improvements – Harlem Avenue
Due to the potential grade separation project, the Harlem Avenue streetscape in the short term should have a
high-quality, permanent appearance, yet be of cost-effective materials with a “less-is-more” approach. In
addition, consider selecting items that can be removed or relocated for the construction project and reinstalled
after the project is complete, including the proposed kiss-n-ride west of the station
Windsor Avenue Realignment and Landscape
To increase the safety and soften the extensive amounts of hard surfaces in the Harlem Avenue Station area,
Windsor Avenue should be reoriented to sweep around the existing station and extensive landscaping should be
installed along in this new greenspace that includes a kiss-n-ride area.
Platform Replacement
Metra plans to replace the platforms at the Harlem Avenue Station, which will make this station ADA accessible
(resulting in the need for six new commuter ADA stalls and associated access areas). This project is funded and
is expected to be implemented in 2008-09.
New Commuter Off-Street Parking Lot
The displaced parking stalls in the station area will be reallocated to a 40-stall commuter lot at the southeast
corner of Maple and Windsor Avenues. In addition, some stalls could be allocated for Gateway Park users if
deemed necessary. The landscape buffer will include evergreen shrubs, deciduous trees, perennials, and low
garden walls.
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Harlem Avenue Station Area Long-Term Projects and Initiatives
Initiative: Partnership with BNSF Railway and IDOT to Coordinate Grade Separation
In partnership with the Village of Riverside, the City of Berwyn will aggressively coordinate with IDOT/BNSF in
order to champion the grade separation project to an outcome that is mutually-beneficial to the transportation
agencies and the municipalities.
Initiative: Coordinate Right-of-Way Impacts with Existing Businesses and Redevelopment Sites
If the grade separation project requires the expansion of right of way, the City of Berwyn will initiate an
aggressive program to work with all of the existing property-owners and merchants to successfully transition
through this infrastructure project. This could include the relocation of select businesses to new and improved
locations along the Promenade. The opportunity exists to create new medium density redevelopment along the
new Harlem Avenue neighborhood road network.
The Green Gateway at the Harlem Avenue Station
The Green Gateway will be a unique and tranquil feature that will be in stark contrast to the existing paved
expanse that currently exists at the intersection of Harlem Avenue and the Metra/BNSF Railroad tracks. It will
welcome residents from the park-like community of Riverside and other communities. Many of the Green
Gateway improvements – and nearby commercial and mixed-use developments – will occur after the completion
of the Harlem/BNSF grade separation project. Parking distribution will be adjusted, converting some on-street
parking to off-street parking.
Gateway Parks
The Gateway Parks will be a result of the Harlem Avenue grade separation project. Displaced business and
residential tenants will be relocated nearby – preferably elsewhere along the Promenade. These parks will
introduce a green “welcome mat” into the community, softening the extensive pavement and other hardscape
features found in the Harlem Avenue Station area. The parks will primarily feature passive recreation amenities
such as park benches with a few minor active recreation amenities; such as a small play area for children. The
land for these parks will be initially acquired for the Harlem Avenue grade separation project.
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Berwyn Station Area Short-Term Projects and Initiatives
Plaza Streets
The Plaza Streets are located on Stanley and Windsor Avenues, between Grove and Oak Park Avenues. The
pavement patterns and colors will be pedestrian-, bicycle-, and automobile-friendly. Most weekdays, these
streets will be open to vehicular traffic, including parking and a kiss-n-ride drop-off area. Some evenings and
weekends, these streets will be closed to vehicular traffic to accommodate special events, activities, and
markets. Included in this project will be the realignment of parking stalls from angled to parallel to maximize
sidewalk widths.
Station Area Improvements
Since this Depot is in the heart of the corridor, it should accommodate community events in addition to railrelated services. Depot improvements could include moveable furnishings, general maintenance, and historic
preservation-related activities, funded by the City or from private donations.
Grove Avenue Parking Garage
The construction of the City-planned and -funded mixed-use Grove Avenue Parking Garage will provide firstfloor retail tenant space with structured parking on the floors above. The construction documents are nearing
completion. The City anticipates issuing a “notice to proceed” for the parking garage construction in December
2008. The structured parking will accommodate 378 stalls for commuters, (including 300 commuter stalls, of
which 139 stalls will accommodate displaced commuter stalls, and 161 stalls will accommodate future commuter
parking needs), employees, and shoppers in the Depot District. This parking garage will accommodate the
conversion of 80 parking stalls in the BNSF right-of-way from commuter use to general public parking use, plus
59 stalls within the BNSF right-of-way that already have been reassigned for non-commuter parking use.
MacNeal Hospital Courtyard
Officials at MacNeal Hospital are receptive to the idea of opening the existing courtyard on Oak Park Avenue to
the general public; however, measures need to be taken to ensure the courtyard is utilized for passive recreation
and is not abused by its users. A public-private partnership between the Hospital and the City should be
established, and an agreement outlining and defining the conditions of the public’s use of private property should
be documented.
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Berwyn Station Area Long-Term Projects and Initiatives
Initiative: Formalize a Public-Private Partnership between the City and MacNeal
MacNeal Hospital and the City of Berwyn have a longstanding history of working together. As Berwyn’s largest
employer, MacNeal Hospital is committed to the growth of its institution and the prosperity of the City. The City
is committed to MacNeal Hospital and its position in the heart of the Depot District. A public-private partnership
will include routine sessions to explore and implement common initiatives that spur economic development and
the growth of the Depot District commercial, entertainment and downtown living elements.
Initiative: Create a Brand and Promote Restaurant Row
The Depot District and Oak Park Avenue between the Promenade and 32nd Street will be marketed as
“Restaurant Row” taking advantage of the higher traffic counts and the proximity to the upcoming Depot
attractions. The sidewalks will host numerous outdoor cafes and the roadway will have elevated crisscross
lighting creating a festive yet tasteful atmosphere. Consumers will arrive from miles away to enjoy the
experience.
Streetscape and Intersection Improvements – Oak Park Avenue – North
The streetscape along this corridor segment should incorporate the traditional district details identified in Chapter
5 of the design guidelines.
Streetscape and Intersection Improvements – Oak Park Avenue – South
The streetscape along this corridor segment should incorporate the modern medical district details identified in
Chapter 5 of the design guidelines.
Streetscape and Intersection Improvements – 33rd Street
A new two-way 33rd Street to the south of Windsor Avenue will be constructed, connecting Grove and Oak Park
Avenues, and provide an additional 30 angled parking stalls in the Depot District area.
Streetscape and Intersection Improvements – Grove Avenue
Grove Avenue will carry more traffic once the municipal surface parking lot is converted into the Grove Avenue
Parking Garage. Consideration should be given to minimizing the negative impacts of additional traffic.
Streetscape and Intersection Improvements – Ogden Avenue
The Ogden Avenue intersection with Oak Park Avenue will be redesigned to give passing motorists obvious
clues that the Downtown is just north on Oak Park Avenue. Features may include an eastbound left turn lane,
new signage, and larger urban design features at the intersection.
Town Green Land Acquisition and Development
The Town Green is a two-plus-acre community gathering area that will serve as a backdrop to the historic
Berwyn Station and Berwyn State Bank building, while accommodating such activities as concerts, special
events, and picnics. A new 33rd Street to the south of Windsor Avenue will be constructed, connecting Grove
and Oak Park Avenues, and will provide an additional thirty public parking spaces to the Depot district area.
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Oak Park Parking Garage
The mixed-use Oak Park Parking Garage will provide first-floor retail and restaurant tenant spaces with
structured parking behind the storefront tenant spaces and on the floors above. The structured parking will
accommodate hundreds of stalls for commuters, employees, and shoppers in the Depot District.
Citizen’s Bank Grove Avenue Redevelopment
Citizen’s Bank is a longstanding invested stakeholder in Berwyn and should be engaged in the Depot District
redevelopment. The goal should be to assure that the Bank is successful and positioned in a strategic location.
The Grove Street surface parking lot should be redeveloped into a robust mixed-use or medical campus use.
The current bank site should be redeveloped long-term once a new Depot District site is identified that is
contemporary and provides for new bank, parking and drive-through. Consider the benefit of shared parking
options.
MacNeal Retail Corner
The southeast corner of Oak Park and Windsor Avenues is a prime location for retail; however, it is currently
occupied by hospital administration functions. This corner should be converted to retail with primary access to
the tenant spaces from Oak Park and Windsor Avenues.
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LaVergne Station Area Short-Term Projects and Initiatives
Initiative: Coordinate Right-of-Way Impacts with Existing Businesses
In order to create the station area’s landscape buffers, the City of Berwyn will initiate an aggressive program to
work with the select existing property owners to successfully transition through this infrastructure project. The
opportunity exists to create new medium-density redevelopment along the new Ridgeland Avenue neighborhood
road network.
Platform Replacement and New Shelters
Metra plans to replace the platforms at the LaVergne Station, which will make this station ADA accessible
(resulting in the need for six new commuter ADA stalls and associated access areas). This project is funded and
is expected to be implemented in 2008-09.
Landscape Buffer Project #1
The first landscape buffer project in the LaVergne Station area is to maximize the screening of the substation in
the block bounded by 31st Street to the north, Stanley Avenue to the south, Gunderson Avenue to the west, and
Ridgeland Avenue to the east. Best management practices for types of appropriate plants and spacing should
be incorporated into a detailed screening plan prior to planting. Utilize plants with year-round color where
possible.
Landscape Buffer Project #2
The second landscape buffer project in the LaVergne Station area is the screening of the rail corridor edges –
especially along the east side of Ridgeland Avenue between the Metra/BNSF Railroad and the Canadian
National Railway. Deciduous trees should be planted along the street with more evergreen varieties deeper into
the triangular lot.
Windsor Avenue Realignment and Landscape
To increase the safety and soften the extensive amounts of hard surfaces in the LaVergne Station area, Windsor
Avenue should be reoriented to sweep around the existing station and extensive landscaping should be installed
along in this new greenspace that includes a kiss-n-ride area, resulting in no net loss of commuter stalls in the
station area.
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LaVergne Station Area Long-Term Projects and Initiatives
Senior Living Development
Although this potential project is located just east of Berwyn’s border on Lombard Avenue, south of the tracks, it
is an opportunity for seniors to “age in place” where they could be a ¼-mile away from the LaVergne Station and
be one block away from an assisted living facility. An intergovernmental agreement between Berwyn and Cicero
should be established as a part of this project.
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Uses of Funds

Identifying funding sources for the Berwyn TOD development activities outlined above will be critical to realizing the
vision, particularly during the short-term projects and initiatives implementation phase. The establishment of
organized and proactive partnership options and financial commitment levels, signal to the development community
that the City of Berwyn is serious about development in the Berwyn TOD area.
The following proforma depicts the development program as called for in the preferred plan and the residential and
commercial market analyses. The factors in 2008 dollars are as follows:
Acquisition
Demolition
Hard Construction Costs
Soft Construction Costs
Mid Rise Condo Sales
Garden Condo Sales
Courtyard Townhome Sales
Mixed Use Rental Sales
Retail Sales
Senior Rental Sales
Parking Garage Costs

$35
$250,000
$130
20%
$220
$160
$160
$150
$250
$150
$25,000

per square foot of land
per acre of land
per square foot of building area
of hard construction costs
per square foot of building area
per square foot of building area
per square foot of building area
per square foot of building area
per square foot of building area
per square foot of building area
per stall

While each input could be debated as to its accuracy, the negative numbers (in parentheses) in the “Gap” column
illustrate that there is a significant financial gap in the master development. Reducing this gap to zero would allow
the developer to break even, and establishing a positive number allows the developer to make a profit. As of the
writing of this report, six to ten percent (6-10%) return on investment is desirable. Section IV: “Sources of Funds”
begins to address method for filling-in this gap.
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IV. Sources of Funds
Providing or Coordinating Gap Financing
Organized and proactive identification of public-private partnership options and levels of financial commitment will
signal to the development-community that the City of Berwyn is serious about development of the Preferred Plan.
Large-scale redevelopment projects, such as Berwyn’s TOD, often require a combination of funding tools from
various levels of government to help with “gap financing” (public funding that closes a “gap”) between private
developer debt and equity, and the costs related to constructing a project.
Construction of the Harlem Avenue Station Area, Berwyn Station (“Depot District”) Area, and LaVergne Station Area
developments (each of which involve shared parking arrangements) will likely involve multi-party financing, including
the City and private developers.
Due to the complexity and diversity of issues typically involved in redevelopment projects, such as environmental,
transportation, infrastructure, land acquisition/assembly, building demolition/rehabilitation, and business recruitment
issues, a municipality needs a number of resources to tap into to help address the varying aspects of a
redevelopment project. Locally-controlled economic development tools cannot be stressed enough. In other
municipalities across the country, it has been found that the local funding tools have proved to be a critical
component in the redevelopment process. Local funding tools such as TIFs, Special Service Areas (SSAs), property
tax abatements, and land acquisition/write-downs, empower municipalities to guide redevelopment and provide
timely assistance, which is critical to making today’s development projects a realty.
Recognizing that many of the infrastructure, parking, and transit improvements will not be realized without the
support of Berwyn’s residential and business community, it will be important for the City to build upon the public
participation efforts established during the Berwyn TOD Study planning process. Public involvement programs will
help communicate how the proposed improvements will be critical in maintaining and enhancing the character and
vitality of Berwyn’s railroad corridor, and will be an opportunity for gaining the support of residents and business
owners. Only through a combination of public- and private-sector funding can the multi-phased development
approach proposed for Berwyn’s TOD Study area be achieved.

Development Tools
Development incentives will play a critical role in helping the City of Berwyn create healthy and vibrant station areas –
especially in the Depot District. Financing tools are necessary to encourage private investment within the TOD and
to make the redevelopment plan set forth in this report a reality.
Local, State and Federal tools are available to assist the City of Berwyn in implementing the plan over the multiple
phases of development. The City may elect to obtain commitment from these funding sources soon after the
adoption of the Berwyn TOD Study.
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Economic Development Tools – Incentive and loan programs to provide direct support for development
projects or specific businesses.
Technical Assistance Tools – Grant programs to cover costs of planning, economic analysis, and
development advisory services.
Transportation Tools – Funding for road, bridge, rail, mass transportation, and other infrastructure
programs.
Parks and Trails Tools – Programs designed for open space and recreational improvements.
Brownfield Tools – Programs designed for environmental remediation and brownfield redevelopment.

The City of Berwyn is very experienced in the use of TIF as there are several districts in the community. Continued
use and growth of this financing tool is recommended because it serves a number of critical purposes related to
implementation of the Berwyn TOD Study:





It signals to the development community that the City of Berwyn is dedicated to developing the Berwyn
TOD Study area.
It provides a source of funding to conduct basic activities such as writing and adopting public policies,
establishing guidelines for the TIF district, and marketing redevelopment sites.
It provides a source of funding for general public infrastructure activities such as the construction of
parking spaces and parkland, the installation of the Promenade streetscaping, and a stormwater
management system.
It provides a source of funding for project-specific development activities such as property assembly
and site preparation.

TIFs work by capturing all new property tax revenues within a specific area and reinvesting them in that area for a
period of 23 years. When a TIF is established, the value of all the property in the TIF is examined to determine the
Base Equalized Assessed Value (Base EAV). The property taxes generated annually by the frozen Base EAV are
distributed to all taxing districts on a prorated basis. The property taxes generated by growth in EAV above the Base
EAV are distributed to the municipality’s TIF fund. The growth in EAV occurs as a result of private investment in new
development, rehabilitation of existing development, as well as growth in property values through reassessment.
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Matching Tools to Specific Projects
The following sections are examples of matching potential funding sources with the various types of projects
proposed for the Berwyn TOD.
Mixed-Use Redevelopment Sites
There are several major mixed-use projects proposed in the Berwyn’s TOD. Each of these redevelopments
is likely to include a mix of uses, including commercial/retail space, residential units and parking. The City is
likely to partner with private developers to implement these developments. The most likely funding tools
that the City should consider to provide incentives for the desired development program for these parcels
include the following:
•
•
•

Building and Land Acquisition and Write-down
Tax Increment Financing (TIF)
Reduction in Real Estate Taxes

In many TODs, the public sector helps to subsidize structured parking or other public improvements to make
the project economically-feasible.
Parking
Several expanded parking areas will provide parking for the commuter stations and other TOD activities, as
identified in the “Berwyn TOD Public Parking – Summary of Changes” on Page 4-7. In addition, the
Promenade will reconfigure the parking along the Metra/BNSF Railway to create an aesthetically-pleasing
parking area that creates a grand boulevard-like ambiance and provides shade to parked cars and
pedestrians. A 40-stall commuter parking lot will be needed to replace commuter parking stalls displaced by
the Promenade streetscaping in the BNSF right-of-way. The City will need approval from the BNSF and
Metra on any proposed designs for the Promenade.
The primary parking initiative, however, is the Grove Avenue Parking Garage that will be built where an
existing surface parking lot is located. Plans are being finalized for a mixed-use structure with first floor
retail tenant space, and commuter (300 stalls1) and general public parking (78 stalls) on the floors above.
The key benefit of this development project is that 80 existing commuter parking stalls from the Metra/BNSF
Railway corridor will be relocated to this building, and the stalls2 in the corridor will be made available for use
by the general public.
Metra does not provide funding for the relocation of existing commuter parking stalls. As for new parking
stalls, Metra has historically provided funding equal to the cost of surface parking spaces when funding has
been available. There will be no net loss in commuter parking throughout each step of the redevelopment
process.
1
2

Of which 139 stalls are replacement commuter parking stalls and 161 stalls are new commuter parking stalls.
Fifty-nine (59) commuter parking stalls have been reassigned to non-commuter parking use.
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Potential funding sources for this parking could include:
•
•
•

Tax Increment Financing (TIF)
Special Service Areas (SSAs) / Business Improvement Districts (BIDs)
City capital improvements / infrastructure allocations

Street Extensions
State transportation programs, in particular those that target economic development-related infrastructure
improvements, could be used to fund street extensions. If desired, the Transportation Improvement
Program (TIP) database can be referenced to view all the transportation projects in the region that re
currently funded or are expected to receive funding. Detailed rail funding programs include the following:
•
•
•

Affordable Financing of Public Infrastructure Program (AFPI)
Business Development Public Infrastructure (BDPI)
Tax Increment Financing (TIF)

Streetscaping
Funding sources for streetscape improvements include the Economic Development Tools and potentially
the Parks and Trails Tools, if streetscape improvements are tied to trail systems. The key tools include:
•
•
•

Tax Increment Financing (TIF)
Special Service Areas (SSAs) / Business Improvement Districts (BIDs)
Greenways Program

Grade Crossing Improvements
Rail-related funding programs will be utilized for the grade separation project at Harlem Avenue and for
pedestrian and bicycle maintenance and upgrades at existing surface crossings in the corridor. These
pedestrian and bike infrastructure upgrades would need to be approved by Metra and the BNSF Railway. If
desired, the Transportation Improvement Program (TIP) database can be referenced to view all the
transportation projects in the region that re currently funded or are expected to receive funding. Funding
programs include:
•
•
•

Surface Transportation Program (STP) *
Illinois Commerce Commission Rail Safety Improvement Program
Illinois Department of Transportation Highways/Grade Crossing Protection
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Conclusion

When this TOD Plan is implemented, the City of Berwyn will have created an improved market with increased sales
and tax revenues. This will be accomplished in part by investing in an improved corridor and the enhancements
including urban parkland, amenities, dense urban land-uses, and improved infrastructure. At that point, Berwyn will
out-compete Forest Park, Bridgeview and Des Plaines as communities who are competing for the same marketshare. Implementation of this Berwyn TOD Plan will only be successful with a “champion” – an entity who
wholeheartedly believes in the vision, goals, and objectives of the plan – who will take time each day to promote the
plan to elected officials, City staff, BDC staff, and potential investors in the community. This entity will help to forge
the necessary partnerships and to articulate the economic and quality of life benefits.

Recommended “Rules of Thumb”
When considering future redevelopment proposals, consider the following “rules of thumb” when determining the
appropriateness of the project for a station area project or the Promenade:













Ensure the commercial (retail, office, service) uses are contiguous. A station area could have "x" square
feet of commercial, but if this commercial area is spread out, the businesses might not be successful.
Strengthen the existing commercial areas by staying within the existing commercial district boundaries.
Common sense is more important than a formula; however, an acceptable formula is 20-40 square feet of
commercial area per person. Assuming 2.0 people per household, it doesn't amount to much.
There may be more medical office uses than retail uses in a “typical” mixed-use commercial district due to
the proximity of MacNeal Hospital to the Depot District.
When a developer approaches the community with a mixed-use or commercial development proposal, ask
questions such as: What your rent aspirations? Do you have an idea who the tenants will be?
If first floor commercial spaces in parking structures sit vacant for awhile, dress-up the facade with artwork
and a ready-to-go retail space behind. Example: The parking structure across the street from the Federal
prison in Chicago has ceramic artwork on the facade with a shell for commercial tenant space behind the
facade.
Ensure food establishments surround the park. Have outdoor dining space for the Italian restaurant nearby.
It's amazing what a little coffee kiosk in a park can do. Example: In a park near 1030 North State Street, the
park was home to pigeons and homeless people until someone opened up a kiosk in an existing small
historic structure. People meet there, bring their dogs, may or not drink coffee, but it transformed the park.
Moveable chairs were also provided (a concept utilized in Paley Park in New York City).
The Depot District is a remote location from a retail and shopping point of view.
Assume 15,000 people per grocery store within a quarter-mile to one-third-mile radius of the store. Keep in
mind, however, that once someone decides to drive, the shopper could go to a grocery store in a more
distant location. Most people are unwilling to walk a mile with groceries in-hand.
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Early Success Projects
The following outline of recommendations has been established as early success projects, which could be started
immediately:
Recommended Promenade Early Success Project
Create a Promenade Master Plan. This plan will be a blueprint from which the Promenade will be constructed.
Elements of the master plan should include the following:





Existing Conditions (“ALTA”) Survey
Utility Conditions Report
Tree Island Location Plan and updated Preferred Planting List
Recommended First Construction Project: Construct islands and plant trees on both sides of the tracks
between Maple Avenue and Grove Avenue, and relocate any displaced commuter parking stalls.

Recommended Harlem Avenue Station Area Early Success Project
Create a Harlem Avenue Gateway Master Plan. This plan will be a blueprint from which the gateway features
will be installed. Elements of the master plan should include the following:




Signage and Wayfinding Features
Future Harlem Avenue Station Platform Replacement in 2008-09
Recommended First Construction Project: Design and install a gateway sign and associated landscape
planting bed.

Recommended Berwyn Station Area Early Success Project
Create a Plaza Street Master Plan. This plan will be a blueprint from which the “Depot District” features will be
installed. Elements of the master plan should include the following:





Potential Special Event Programming Needs
Materials Palette
Future Berwyn Station Programming Needs, Including Vendor Space and Facilities for Special Events
Recommended First Construction Project: Convert angled parking to parallel parking along the south
sides of Windsor Avenue, install the new streetscaping between the new parking area and the railroad
tracks, and incorporate signage into the Depot District area. In addition, support the City-funded Grove
Avenue Parking Garage that will accommodate 300 new commuter parking stalls (139 replacement
stalls and 161 new stalls) and 78 public parking stalls.
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Recommended LaVergne Station Area Early Success Project
Create a Landscape Buffer Master Plan. This plan will be a blueprint from which the landscape buffer features
will be installed. Elements of the master plan should include the following:




Landscape and Plant List for the East Side of Ridgeland Avenue and the Substation Area
Future LaVergne Station Platform and Shelter Replacements in 2008-09
Recommended First Construction Project: Screening of the substation along the north side of Stanley
Avenue.
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The City of Berwyn
Berwyn is a city of just over 54,000 people in Cook County. It’s a
Chicagoland community located about 10 miles west of
downtown Chicago. It’s on average comprised of households of
between 2 and 3 persons with an annual household income in
keeping with the national average: $43,833. The average age of
a resident is 33.
The demographic mix, while mostly white
(73.5%), is 38% Hispanic or Latino. Another notable statistic is
that over 25% of the population is foreign-born, which is twice the
national average. In addition, over 43% of the households speak
a language at home other than English. The top employment
sectors are health care and social assistance, retail trade, and
accommodation and food service.

The Study Area
The study area is centered along the Metra/BNSF Railway Line
that travels between downtown Chicago at Union Station and the
city of Aurora, a far west suburb. The Metra/BNSF Railway Line
is one of 11 Metra lines in the Chicagoland area.
The study area consists of a mile and a quarter-long corridor that
spans a half-block depth along the Metra/BNSF Railway Line
between Ridgeland and Harlem Avenues and additionally
includes a quarter-mile radius area around each of the three
stations: the LaVergne, Berwyn, and Harlem Avenue Stations.
The study area is comprised of distinct character differences
between the mixed-use land uses immediately adjacent to the
railroad right-of-way (ROW) on Stanley and Windsor Avenues,
and the lower-density primarily single family residential
neighborhood that lies beyond. The mixed-use area has a mix of
building types, ages, and heights, without a cohesive feel in the
urban fabric.

Neighboring Communities
Berwyn has an opportunity to create substantial relationships
with its rail line neighbors, Riverside and Cicero.
The project team will work together to create relationships with
these communities, working toward a community forum, to
exchange ideas and strengthen the entire rail corridor along the
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five Metra stations: Cicero, LaVergne, Berwyn, Harlem Avenue,
and Riverside.

Comprehensive Plan and
Economic Development Strategy
Adopted in 1993. The City’s opportunities are:
•
•
•
•
•

Convenient location
Quality housing at affordable prices
Variety of shopping and job opportunities
Excellent schools and City services
Cooperative and responsive local government

The City’s challenges are:
•
•
•
•
•
•

An aging population and changing demographic
characteristics
Aging housing stock
Commercial areas showing signs of decline
Public facilities and infrastructure are becoming old
Rapidly changing housing and commercial markets
Different needs of residents and businesses

Along with key goals and strategies for the various land uses in
the city, the Plan identifies six redevelopment sites that
potentially could still see improvements, all within the study area,
mainly focused near the Berwyn station and north of the
LaVergne Station. Included are several sites along Stanley
Avenue near Oak Park and Ridgeland Avenues, and Oak Park
Avenue north of Stanley Avenue.

Zoning
The most dominant districts in the study area are the A-1 Single
Family Residence and C-2 General Commercial districts.
LaVergne Station Area districts:
• A-1 Single Family Residence
• C-1 Limited Commercial
• C-2 General Commercial
• I Industrial
• P Public
Berwyn Station Area districts:
A-1 Single Family Residence
B-1 Two Family Residence
B-2 Multiple Family Residence
B-3 Apartment

•
•
•
•
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•
•

C-1 Limited Commercial
C-2 General Commercial

Harlem Avenue Station Area districts:
A-1 Single Family Residence
B-2 Multiple Family Residence
C-2 General Commercial

•
•
•

TIF District
The area roughly centered within the Berwyn Station Area and
extending along the railroad ROW has lacked growth and
development through private investment. Because of this, the
City of Berwyn adopted three ordinances on January 29, 1997
approving a tax increment redevelopment plan and
redevelopment project, designating an area as the South Berwyn
Corridor Redevelopment Project Area, and adopting tax
increment allocation financing for the project area.

Circulation
TRAFFIC
Stanley and Windsor Avenues have the most substantial
presence in the study area since they run along the length of the
study area on the north and south sides of the railroad ROW,
respectively. Harlem Avenue, which runs north-south through
the study area to the west of the Harlem Avenue station, has the
most substantial traffic volumes, with a 29,000 Average Daily
Traffic (ADT) volume.
PARKING
The City has assessed a need for additional parking in the study
area, particularly in the Depot District area, which is centered on
the Berwyn Station. There is daily daytime parking demand for
the train stations and for employees of area businesses. This
demand is at times in conflict with the needs of local retail
patrons that require short-term parking spaces in close proximity
to these businesses, primarily on Stanley, Windsor, and Oak
Park Avenues. In addition, a large medical facility, MacNeal
Hospital, is located in this area and has a substantial workforce
and parking demand.
PEDESTRIAN ACCESS & AMENITIES
Pedestrian access and amenities are considered to be moderate
to poor in the station areas. The area known as the Depot
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District, roughly centered on the Berwyn Station, has the most
successful pedestrian environment.
BICYCLE
No dedicated bicycle lanes or pathways exist in the study area.
Bike racks are located at the three stations, and the community
has noticed a need for additional racks in other locations.

Public Transit
METRA
The study area is centered along the Metra/BNSF Railway Line,
which connects downtown Chicago at Union Station to Aurora.
There are three station stops along this line within the City of
Berwyn: LaVergne, Berwyn, and Harlem Avenue. The Berwyn
and Harlem Avenue Stations have station buildings located on
the inbound (south) side of the railroad ROW and warming
shelters along the outbound (north) side. The Harlem Avenue
Station also has a warming shelter on the inbound (south) side of
the railroad ROW. The LaVergne Station has a warming shelter
on both the inbound and outbound sides of the railroad ROW.
Each station has parking, fencing along or between the tracks,
lighted platforms, bike racks, and newspaper kiosks.
Of the stations in Berwyn, the Berwyn Station has the most
boardings (718), with Harlem Avenue a close second (530) and
the LaVergne Station having the fewest (159).
Overall, the BNSF line has seen an increase in ridership of over
40% since 1983, but ridership at each of the stations in Berwyn
has declined in that same time period. This trend is not isolated
to the Metra/BNSF Railway Line, with a majority of lines seeing a
decrease in ridership in the inner 10 miles of the route, except for
those lines which serve stations in densely populated and rapidly
redeveloping neighborhoods within the City of Chicago. The
number of boardings within the inner ten miles of the Metra/
BNSF Railway Line has decreased less than many other Metra
lines since 1997, partially due to the increase in reverse
commuting along this line.
Based on Metra’s Fall 2002 Origin-Destination Survey, the mode
of access splits for the three stations within the study area are
similar to one another. The same survey indicates that 59% of
the riders using the three stations reside in Berwyn, with the
remaining 41% of the riders living in communities outside of
Berwyn. All three of Berwyn’s stations have a significant number
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of riders that walk to the station, which means foot traffic
throughout the study area.
There is parking along both sides of the BNSF Railway ROW
throughout the entire length of the study area, from Ridgeland to
Harlem Avenues. In total, there are 674 commuter parking
spaces, eight handicapped spaces, and 97 short-term parking
spaces. Approximately 20% of the commuter parking spaces are
available for daily parking, while the other 80% are restricted to
commuters with quarterly or annual parking permits. It is
estimated that 50 to 100 new commuter parking spaces will need
to be added by 2030 within the study area to support the
anticipated development and household growth in the area. This
projection takes into account that all existing commuter spaces
remain in their current locations.
At the Berwyn Stations, available parking has been said to be a
problem. Commuter parking within the study area is effectively
99% utilized , but only 68% of the commuter spaces are actually
occupied daily. This difference is due to the fact that many
permitted spaces go unused, but commuters without permits are
restricted from using these spaces.
Pace
The city is served by eight bus routes, with four of those routes
within the study area: 302, 307, 311, and 315. Route 302 is a
connecting service to all three stations; in addition, Route 307
services the Harlem Avenue Station, Route 311 Services the
Berwyn Station, and Route 315 services the LaVergne Station.

Tenant Mix
RETAIL
Most of the City of Berwyn’s retail, with the exception of Pershing
Road, is centered on its major north-south peripheral streets:
Ogden Avenue and Cermak Road serving as major commercial
streets and Harlem to a lesser extent. Major shopping in the
area occurs at the regional shopping center in North Riverside
Mall at Harlem Avenue and Cermak Road.
Retail uses in the general study area include a vitamin store,
florists, wig salon, antique, jewelry, gifts, cigarettes, used books
and house wares. In addition, the area has eleven places for
eating or drinking. The other uses in downtown Berwyn are
personal and professional services.
Berwyn remains a substantial middle-class community with
significant population to support a wide range of goods and
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services. This issue for Berwyn is visibility, accessibility, as well
as an “imageable” critical mass to attract stores and customers.

Historic Background
Berwyn’s beginnings in development occur in the mid 1800s with
a 347 acre land purchase in an area roughly centered on the
study area.
Later, two developers concentrated development
on 100 acres centered roughly in the study area at Oak Park
Avenue. Stations were already located at Ridgeland and Harlem
Avenues so the development team built a station at Oak Park
Avenue in order to create a “center” for their development:
Berwyn. This became the incorporated name years later.
GOVERNMENT CONTROLS
Berwyn has two organizations that work with historic properties:
the Berwyn Historical Society and a recently-formed Historic
Preservation Committee. The Berwyn Historical Society is an
active group that is attempting to save good examples of historic
buildings from the turn of the century and also more recent, midcentury examples. The Historic Preservation Committee is a
new group that has an advisory role with City Council, reviewing
redevelopment projects affecting National Historic Register
properties.
NATIONAL HISTORIC REGISTER
There are several buildings in Berwyn on the National Historic
Register (they all lie outside of the study area):
•
•
•
•

Berwyn Municipal Building
Berwyn Health Center
American State Bank
Arthur J. Dunham House

Additional properties have been listed as Deemed Eligible (these
properties are within the study area in the Berwyn Station area):
•
•

First United Methodist Church
Berwyn Train Station

The classic Chicago Bungalow style is perhaps the building style
that Berwyn is most famous for, although none of the Historic
Register properties are this style. The listed properties vary in
style, design, and materials, including Classical Revival, Prairie,
and Art Deco styles. Particularly in the Depot District area,
several local favorites — not on the Register — add to the smalltown feel and the unique Berwyn fabric.

City of Berwyn
Berwyn Transit-Oriented Development Study: Task 1 Inventory & Assessment Deliverable
November 11, 2008

Town Builder Studios
Tracy Cross & Assoc.
Real Estate Planning Group

7-A9

Environmental
The study area does not include park space – green space or
active recreation – nor does it contain any significant outdoor
public space such as a plaza. there are several locations that
could potentially connect to the study area: Sunshine and
Proska Parks and “Baseball Alley.”
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The Data Collection Summary Report
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A train line suburb like Berwyn – an inner ring suburb located
less than 10 miles west of downtown Chicago – has thousands of
commuters riding past their community every day. Berwyn is
unique due to having three commuter rail stations, providing a
huge opportunity attract visitors and promote themselves with a
new image as a destination and a cool place to live. Rebranding,
one stop at a time.

The City of Berwyn
According to the most recent U.S. Census figures, Berwyn is a
city of just over 54,000 people in Cook County. It’s on average
comprised of households of between 2 and 3 persons with an
annual household income in keeping with the national average:
$43,833. The average age of a resident is 33.
The demographic mix is mostly white (73.5%), while of those identifying
themselves as two or more races, 38% self-identified as Hispanic
or Latino. Another notable statistic is that over 25% of the population is foreign-born, which is twice the national average. In addition, over 43% of the households speak a language at home
other than English. The top employment sectors are health care
and social assistance, retail trade, and accommodation and food
service.

Berwyn’s Regional Location
Berwyn is a Chicagoland community, located about 10 miles
west of downtown Chicago, 2 miles south of I-290, the Eisenhower Expressway. It shares borders with Oak Park to the north;
Cicero to the east; Forest Park, North Riverside, and Riverside to
the west; Stickney to the south; Lyons to the southwest. The
most significant neighbors for the rail corridor are Riverside and
Cicero, sharing substantial municipal borders.

The Study Area Located & Defined
The study will analyze and recommend a new and vibrant direction for the study areas based on transportation and circulation
networks, commercial and residential market trends, land use
patterns, and financing opportunities. The areas surrounding the
train stations provide an opportunity to create a series of more
dynamic mixed-use neighborhoods, therefore increasing the level
of Transit-Oriented Development (TOD). The ultimate goal is to
effectively move beyond the study to implementation.
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THE METRA/BNSF RAILWAY LINE
The study area is centered along the Metra/BNSF Railway Line that travels between downtown Chicago at Union Station and the city of Aurora, a far west suburb. The Metra/BNSF Railway Line is
one of 11 Metra lines in the Chicagoland area. The diagram below illustrates the Metra/BNSF Railway Line and the three stops within the City of Berwyn. The diagram to the right is a Metra system
map with the Metra/BNSF Railway Line highlighted in green.
The BNSF Railway ROW carries substantial train volume in the study area: freight traffic, the Metra
commuter line with 94 daily inbound and outbound trains during the weekdays, and Amtrak passenger rail trains.
The BNSF Railway owns the ROW; therefore, any landscaping and commuter parking alterations
would need to be discussed with them. Also, any landscaping within the ROW would need to be
reviewed to ensure sight lines, and clearances of tracks and crossings, meet appropriate trainrelated regulations.

The Metra/BNSF Line travels between Chicago’s Union Station and the city of Aurora.

The Metra system map with the
BNSF line highlighted in green.
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The Study Area Character
The study area is comprised of distinct character differences between the mixed-use land uses immediately adjacent to the railroad right-of-way (ROW) on Stanley and Windsor Avenues, and
the lower-density primarily single family residential neighborhood
that lies beyond. The mixed-use area has a mix of building
types, ages, and heights, without a cohesive feel in the urban
fabric. The streets themselves are barren, without planting,
street trees, or other pedestrian amenities except in very few locations. An attempt of adding elements to this was made along
Stanley Avenue, the angled street immediately to the north of the
railroad ROW, by the addition of hanging baskets attached to
light poles. While it does make inroads at unifying the street
through various land uses and types of buildings, it falls short of
making a significant impact on the aesthetics or experience.
There are no significant outdoor or indoor public spaces or green
spaces. The Berwyn and Harlem Avenue Stations have buildings located on the inbound (south) side—and warming shelters
along the outbound (north) side—of the railroad ROW. The Harlem Avenue Station also has a warming shelter on the inbound
(south) side of the railroad ROW. The LaVerne Station has a
warming shelter on both the inbound and outbound sides of the
railroad ROW.

The typical light fixture and
planting basket found along
Stanley and Windsor Avenues.

The study area consists of a mile and a quarter long corridor that
spans a half-block depth along the Metra/BNSF Railway Line between Ridgeland and Harlem Avenues and additionally includes
a quarter-mile radius area around each of the three stations: the
LaVergne, Berwyn, and Harlem Avenue Stations. The area
within the corridor was studied with more intensity and focus,
with the quarter-mile radius area receiving less emphasis. A pair
of east-west streets that run immediately adjacent to the railroad
ROW have the most substantial frontage in the study area:
Stanley Avenue to the north and Windsor Avenue to the south.

An example of the small scale
commercial along the railroad ROW.

A typical commercial street
condition.

Typical single-family residential street.

Typical multi-family residential.
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Study Area

LaVergne
Station

Berwyn
Station

Harlem
Avenue
Station
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LAVERGNE STATION AREA
Aerial showing the LaVergne Station area looking east with
downtown Chicago on the horizon (September 2000).
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Photo courtesy of Metra
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LAVERGNE STATION AREA
The corridor and station areas vary along the length of the study
area. The easternmost station, LaVergne, has two warming
shelters with seating, one each on the inbound and outbound
track. It has concrete boarding platforms with decorative light
fixtures, bike racks, and other rider amenities such as newspaper
boxes. The station itself is attractive and includes mature trees,
both ornamental and shade trees, and has a well-lit, complete
paved sidewalks, and decorative fencing. It is in contrast with
the grittier industrial uses to the north and along Ridgeland Avenue, and the somewhat barren commercial uses. Metra plans to
construct new platforms and shelters on both the inbound and
outbound sides of the LaVergne Station in 2008-2009.

The LaVergne station area.

Images of the station are below:

The LaVergne station inbound
track warming shelter.

The warming shelter on the
outbound track at the
LaVergne station.

The LaVergne station has mature trees and decorative
fencing separating the public
ROW from the railroad ROW,
providing an aesthetically
pleasing safety solution .

A view from the LaVergne station looking east across Ridgeland Avenue toward the
grade-separated Canadian
National Railway.
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The study area surrounding the LaVergne Station is characterized
by a distinct split by the railroad ROW, with industrial uses to the
north and small single family homes to the south. The northern,
industrial area is much grittier and unkempt, and includes an auto
towing yard with prominent siting along Ridgeland Avenue.
The southern area is mostly residential, with Fire Station #1 located at Gunderson Avenue.
While Ridgeland Avenue, a primary north-south thoroughfare, is
The commercial areas — such
fairly commercial in the node from 28th Street to Fairfield Avenue,
as in this photo taken at
it also has a substantial number of residential buildings outside of
Ridgeland and Windsor Avethat node including single family houses. Ridgeland Avenue is
nues — typically rather barren
similar to the other primary streets in the study area in aesthetics:
and void of character.
full sidewalks between the building fronts to the streets without
plantings or pedestrian amenities. A notable exception is the southbound route 315 Pace bus stop
at 32nd Street which includes a bench.
The buildings are mostly one story in height and the dominant material is brick.

The commercial/industrial mix
on the south side of the railroad ROW on Ridgeland Avenue has unsightly properties.

The residential neighborhood
to the south of the station is
characterized by well-kept
homes and tree-lined streets.

The commercial/industrial mix on the north side of the railroad
ROW (shown here on Windsor Avenue) has some unsightly properties.

The homes are generally well
maintained and attractive,
although not many are seen
along the corridor. An exception are the homes shown
above, on Windsor Avenue.
City of Berwyn
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BERWYN STATION AREA
Aerial showing the Berwyn Station area looking south (July
2000).
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BERWYN STATION AREA
The central station, Berwyn, lies at the heart of the area known
as the Depot District. The station itself is a historic building from
1890, and while not the oldest part of the city to be settled, today
it is has the spirit of a landmark historic town center. Two structures in this area have been recognized by the National Register
of Historic Places (deemed eligible): the Berwyn Train Station
and the First United Methodist Church. In addition, this area has
several older buildings that have desirable brick and glazed brick
detailing from the early part of the 20th Century.
The station building is located on the inbound track, with a warming shelter on the outbound track. There are paved boarding
platforms of herringbone pattern brick pavers and decorative
lighting, but the tracks are separated by chain link fencing. It
lacks a barrier between the public and railroad ROWs.

The Berwyn station area.

Photos of the station are below:

The Berwyn station building,
located on the inbound track,
is a historic landmark building
from 1890.

The warming shelter on the
outbound track of the Berwyn
Station.
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The largest land area of the Depot District is occupied by
MacNeal Hospital, a fully-accredited 427-bed teaching hospital
that focuses on providing care in the near west and southwest
Chicago suburbs.
MacNeal also contributes to the largest economic sector in the
city of Berwyn, including the largest employment sector and top
annual payroll (both health care & social assistance, U.S. Census 2000). The total number of employees at MacNeal is 2,437.
Several of the buildings in the facility are five stories and there
are several other buildings in this station area of similar height,
making this area the highest density of floor area in the study
area. Most of the buildings in this area are brick.
This area boasts the strongest node of pedestrian-friendly amenities, due to the scale of the buildings, the north-south connectivity and number of opportunities to cross the railroad tracks,
and the types of uses that dominate the area.

The corner of Stanley and
Oak Park Avenues

New commercial is springing
up on Stanley Avenue, with
more mixed use buildings
planned.

Business cooperation and
partnership is notable in this
area. For example, the
above shops work together to
promote and share directional signage.

Many storefronts in the area,
however, require maintenance. Also, sidewalks are
cracked, full of weeds, and in
need of repair.

MacNeal Hospital is a prominent landowner and neighbor
in this station area.

Attractive residential areas lie
outside the highly-trafficked
areas.

Oak Park Avenue north of
Stanley provides a healthy
commercial corridor to 32nd
Street, but is auto-dominated.
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Some historic buildings and local favorites rich with history are
located in this part of the study area. (Note: Additional information on historic register properties and historic precedents is
found later in section nine.)

The landmark Berwyn State
Bank holds a prominent place
at the corner of Oak Park and
Windsor Avenues. It now
houses medical offices.

A photo of the Berwyn station
building shows traditional detailing.

The Berwyn Community Bank
building on Oak Park Avenue
had the above art piece
commissioned, and is now
considered a local landmark.

“The Berwyn” is a run-down
hotel with daily and weekly
rates easily passed by on the
street unnoticed was once
the showcase of the city and
a posh upscale hotel.
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HARLEM AVENUE STATION AREA
Aerial showing the Harlem Avenue Station area looking south
(October 1993).
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HARLEM AVENUE STATION AREA
The Harlem Avenue Station is located at the “gateway” between
the City of Berwyn and the Village of Riverside. Several popular
restaurants and many multiple-family buildings line the corridor in
this area.
The westernmost station, Harlem Avenue, is immediately east of
Harlem Avenue, a north-south street that carries the highest volume of vehicular traffic in the study area (29,000 ADT, Illinois
Dept. of Transportation 2005 study). This arterial, also known as
Highway 43, is a state highway and a substantial commercial
corridor in the region, connecting to both I-290 to the north and I55 to the south. Harlem Avenue is the location where the city of
Berwyn meets its neighbor Riverside and the streets do not align.
It is a particularly congested traffic area with irregular intersections and the railroad crossing. Metra plans to construct new inbound and outbound platforms at the Harlem Avenue Station in
2008-2009.

The Harlem Avenue station
area.

Photos of the station area are below:

The station building is located
immediately adjacent to the
Windsor Street cartway, too
close to the travel path of vehicles.

The station building as seen
from the track side.

The warming shelter on the
outbound track.

The track crossing on Harlem Avenue looking north toward Windsor Avenue.

The warming shelter on the
inbound track.
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The Harlem Avenue station area is a busy, highly-trafficked area
with a dense knit of buildings creating an urban feel. With Harlem Avenue having the highest traffic volume of the study area
streets, it provides the greatest visibility into the study area.
Harlem Avenue is a state route and a primary arterial. From the
study area, Harlem Avenue provides access north to the Eisenhower Expressway (I-290), and south to the Stevenson Expressway (I-55). This provides significant regional access.
In addition to the railroad crossing, there are five streets that intersect at Harlem Avenue in the study area, all in close proximity.
This condition makes for difficult traffic maneuvers and congestion. The intersections at Burlington Street, Stanley Avenue,
Windsor Avenue, Quincy Street, and 34th Street have traffic signals and are immediately north and south of the Harlem Avenue
railroad crossing. Both of these intersections are irregular, as
Berwyn streets and Riverside streets meet at different points
along Harlem Avenue. (See aerial photo to right.)

A parking lot on Stanley Avenue with a nice landscape
buffer.
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34th St.

Harlem Avenue bus stop just
north of Stanley Avenue.

Typical one & two story brick
commercial buildings.

Two story brick commercial
buildings on Harlem Avenue .

A beautiful Victorian home on
34th Street. Pockets of
painted wood Victorians exist
south of the rail corridor.

Townhomes south of the station blend in with the other
residential homes and buildings in the area.

Three story brick multifamily
buildings line both Windsor
and Stanley Avenues close to
Harlem Avenue.
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Neighboring Communities
INTERGOVERNMENTAL COOPERATION
Berwyn has an opportunity to create substantial relationships
with its rail line neighbors, Riverside and Cicero.
The project team will work together to create relationships with
these communities, working toward a community forum, to exchange ideas and strengthen the entire rail corridor along the five
Metra stations: Cicero, LaVergne, Berwyn, Harlem Avenue, and
Riverside.
Aside from sharing borders,
statistically the three communities are drastically different
from each other. Riverside is a
very small village under 10,000
in population, dominantly white,
older, highly educated, with a
median home value of over
twice the national average.
The town of Cicero is ten
times the size of Riverside,
with much different demographics. With a median age
in the twenties, three-quarters
of the population is Hispanic or
Latino. Both the median income and median home value
fall just below the national average.
Less than half the
The critical neighboring relationships: Riverside and Cicero
population over the age of 25 is
a high school graduate. The
city of Berwyn falls somewhere between these two communities.
The statistics are closer to Cicero, although slightly higher. Although a majority are white, 38% of the population is Hispanic or
Latino with 43.1% of population speaking a language other than
English at home (it’s 74.4% in Cicero). The high school graduation rate is higher, with almost 75% over the age of 25 having a
diploma. The median household income and median home
value is just above the national average.
These three communities share a train line, and have an opportunity to strengthen each other and learn from each other.

City of Berwyn
Berwyn Transit-Oriented Development Study: Task 1 Inventory & Assessment Deliverable
November 11, 2008

Town Builder Studios
Tracy Cross & Assoc.
Real Estate Planning Group

7-A26
RIVERSIDE AND THE RIVERSIDE STATION
The community of Riverside is located immediately adjacent to
Berwyn to the west, and shares a border along the highlytrafficked Harlem Avenue, which lies at the western edge of the
study area. The community, which has a population of 8,895,
also has a Metra station and has recently completed a TOD
study.
CICERO AND THE CICERO STATION
Cicero is located to the east of Berwyn, and shares a border one
major intersection east of the study area along Lombard Avenue.
AT A GLANCE COMPARISON
A comparison of the communities of Berwyn, Riverside, and
Cicero.
City of Berwyn
Demographics
Incorporated:
2000 Population:
2000 Households:
Population Density:
Area:

1908
54,016
19,702 total
13,876 people per square mile
3.9 square miles

Village of Riverside
Demographics
Incorporated:
2000 Population:
2000 Households:
Population Density:
Area:

1875
8,895
3,552 total
4,509 people per square mile
2.0 square miles

Town of Cicero
Demographics
Incorporated:
2000 Population:
2000 Households:
Population Density:
Area:

1869
85,616
23,115 total
14,645 people per square mile
5.8 square miles
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Comprehensive Plan and
Economic Development Strategy
Adopted 1993
This Plan document is the City of Berwyn’s first comprehensive
plan. Berwyn was chartered in 1908 and is known as the “City of
Homes.”
The City’s opportunities are:
•
•
•
•
•

Convenient location
Quality housing at affordable prices
Variety of shopping and job opportunities
Excellent schools and City services
Cooperative and responsive local government

The City’s challenges are:
•
•
•
•
•
•

An aging population and changing demographic characteristics
Aging housing stock
Commercial areas showing signs of decline
Public facilities and infrastructure are becoming old
Rapidly changing housing and commercial markets
Different needs of residents and businesses

GOALS
•

•

•

•

•

City Image and Identity: A strong and positive civic image
and identity based on a high quality living and working environment, an attractive and convenient physical setting, and
responsive City services and programs.
Housing and Residential Areas: Housing and environment
that supports the local population, accommodates future
growth, and maintains quality and character of city.
Commercial and Industrial Development:
Development
which provides local residents with needed goods and services, enhances the tax base, and capitalizes on the city’s
regional location.
Transportation: Balanced and safe transportation system for
vehicles and pedestrians in keeping with land use, and enhances regional transportation facilities.
Community Facilities and Services: A system which provides
efficient and effective high quality services to residents and
businesses.
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LAND USE PLAN RECOMMENDATIONS
Residential Recommendations
Existing quality and character should be preserved and enhanced, non-residential uses and the negative impact of traffic
should be minimized, infill projects should be small-scale and fit
with surrounding development, the single-family neighborhoods
should remain and be protected, new multi-family should be limited to blocks and subareas predominantly multi-family in character, multi-family should be consistent with existing small scale,
low rise development and feature open space and distinctive
landscaping, and innovative design, planning, and construction
techniques should be used to conserve land and energy.
Commercial Recommendations
Each commercial subarea should have a distinct role and function. The South Berwyn area (the study area) should function as
a business center for the southern part of the community, the mix
of uses is an asset although industrial and heavy commercial
uses should be phased out and used for new medium density
housing and mixed use projects.
TRANSPORTATION PLAN RECOMMENDATIONS
Most traffic problems and concerns are located along the major
traffic corridors, specifically Harlem Avenue in the study area.
Several suggestions include monitoring the need for left-turn lane
improvements, monitor the traffic signals and timing, repair street
surfaces in poor condition, and close or modify cross streets
(similar to conditions at Roosevelt Road).
COMMUNITY FACILITIES PLAN RECOMMENDATIONS
Existing facilities and services are in place but will require maintenance and updates through the years. Special attention should
be paid to facilities that will attract new families to the area, such
as schools, parks, and cultural facilities, and focusing on enhancing existing system rather than growing and acquiring new properties. School and municipal buildings should be repaired and
upgraded as required. Replacement facilities should be constructed as necessary, such as for the library. New parks could
be acquired as individual parcels become available in residential
areas. The city should work in concert with local organizations.
While MacNeal Hospital is an important community member, expansion and improvement plans should be carefully considered
how it will impact the communities and the existing neighborhoods should be protected.
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COMMERCIAL CORRIDORS PLAN RECOMMENDATIONS
There are eight corridors identified in the Comprehensive Plan, of
which “South Berwyn” is one. South Berwyn is roughly the study
area.
Commercial Corridors: Future Potentials
For the South Berwyn corridor, improvements suggested include:
repair of older commercial buildings, storefront improvements,
additional landscaping and pedestrian amenities, signage improvements, and upgrading of the blocks along Stanley east of
Euclid.
Commercial Corridors: Recommended Improvement Guidelines
The corridors are the most visible part of the city to residents,
visitors, and passing rail commuters and motorists, so special
attention should be paid to the image and identity of corridors
such as the South Berwyn area. Development in the corridors
should consider and accommodate vehicle and pedestrian movements and meet the needs of existing business and new developments. The visual impact of the corridors within the city should
be unique to Berwyn and unified throughout the city, including
streetscape elements such as lighting, planting, graphics, and
signage. Each corridor should have its own identity based on the
type of uses and character. This should all be done with public
and private cooperation.
Commercial Corridors: Recommended Projects and Actions
Land Use
Clearly define each corridor’s character and role, redevelop vacant and underutilized buildings and land, eliminate incompatible
land uses.
Traffic, Parking & Rights of Way
Monitor need for left turn lane improvements; consider additional
traffic controls and interconnecting the traffic signals along major
arterials such as Harlem Avenue; consolidate parking and service areas where possible to reduce curb cuts; encourage shared
parking; repair street, sidewalk, and lot surfaces; close cross
streets; improve medians with plantings and special paving, improved streetscaping (trees, paving, lighting, etc.), and provide
additional public off-street parking.
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Commercial Corridors: Recommended Improvement Concepts
Land Use
The South Berwyn area recommendations are to keep the special scale and character of the area, which is very different from
the other commercial corridors of the city. Projects include:
•
•
•
•
•

Repair older commercial buildings
Storefront improvements
Special sidewalk treatments and pedestrian amenities
Extensive landscaping along railroad
Small public park or plaza
Redevelopment Site 1 on
Stanley Avenue

Traffic
Possible changes include:
•
•
•
•

A traffic signal at Oak Park Avenue
Stanley and Windsor Avenues become one-way pairs
Convert north-south streets to one way traffic only
Add angled parking to new one way north-south streets

Commercial Corridors: Potential Development Sites
Six specific sites in the South Berwyn corridor were targeted for
redevelopment.
Site 1: On Stanley Avenue between Oak Park and Grove Avenues. The Plan recommends new office and commercial buildings. It is currently one-story commercial buildings.

Redevelopment Site 2 on
Grove Avenue

Site 2: East side of Grove Avenue between Windsor Avenue and
34th Street. At the time of the Plan, the site consisted of older
residential properties. It is currently a parking lot owned an operated by Citizens Community Bank.
Site 3: On Stanley Avenue, west of Euclid Avenue. At the time
of the Plan, the property contained older, marginal commercial
properties. The Plan calls for redevelopment of small scale
mixed use buildings with one story of residential over first floor
commercial. Today, several of the buildings have renovated
storefronts and new signage. An older deteriorated commercial
building with boarded-up windows remains.
Site 4: On Stanley Avenue, between Clarence and East Avenues. At the time of the Plan it contained a vacant industrial
building. The Plan calls for a redevelopment of office and/or
multi-family residential, possibly appropriate for elderly housing.
Today the site contains an active business, although the property
is partially used for business vehicle storage and has perimeter
chain link fencing with barbed wire.
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Site 5: On Stanley Avenue, a two block area bounded by East,
Gunderson, and 31st Street. At the time of the Plan it contained
an incompatible mix of residential, commercial, and industrial,
which remains today. The Plan recommends a mixed-use development with residential and commercial uses, again with an elderly housing component.
Site 6: On Oak Park Avenue, between Stanley and 31st Street.
The Plan recommends single-family houses be redeveloped in
keeping with surrounding commercial uses.

Redevelopment Site 5 on
Stanley Avenue

PLAN IMPLEMENTATION
The Plan recommends a six-step process to implement the plan:
1) administrative actions to formally adopt
2) commercial corridor redevelopment projects (sites 1 & 4
of the study area are considered priority sites)
3) review and revise zoning ordinance
4) utilize devices such as Capital Improvements Program to
schedule and prioritize public improvements
5) actively pursue Cook County’s Community Development
Block Grant program

Redevelopment Site 6 along
Oak Park Avenue

Funding is to come from several sources: basic city revenues,
special service area financing, and tax increment financing.
Since the Plan was written, several tax increment financing districts have been created, including one in the study area.
REVIEW AND REVISION
The Plan recommends continuous monitoring and occasional
updates, perhaps every 5 to 10 years, which is a standard in
planning. Adopted in 1993 — 15 years ago — the Plan has not
been updated. This TOD study may become an update to the
Plan if formally adopted by the City Council at the completion of
the project.
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Existing Land Use

LaVergne
Station

Berwyn
Station

Harlem
Avenue
Station
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STRENGTHS
S1
S2
S3

Older, somewhat historic commercial center with a smalltown feel and redevelopment opportunities
Potentially strong community anchor and civic partner
Cohesive neighborhood appearance

WEAKNESSES
W1
W2
W3
W4

Industrial area with unkempt buildings and little aesthetic
appeal
Not a great visual impact/gateway along arterial
Unattractive streetscape views
The area with the most aesthetic appeal for a pedestrianoriented shopping experience is “off the beaten track”

OPPORTUNITIES
•
•
•
•

Major traffic volume flows through study area on Harlem Avenue, creating a substantial gateway opportunity
Three Metra stations could create visual branding opportunities that other communities don’t have
Possible connections to two recreation areas
The housing stock (the “Chicago bungalow”) has a positive
regional reputation

THREATS
•
•

The city’s kitschy reputation from the 70s
The regional trend of population decline in this area of the
Chicago metro area
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Strengths and
Weaknesses

LaVergne
Station

Berwyn
Station

Harlem
Avenue
Station

W4
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Current Zoning Ordinances
ZONING DISTRICTS
The first City of Berwyn Zoning Ordinances were adopted in
1939. All City of Berwyn base zoning districts are represented in
the study area with the exception of the C-3 General Services
Districts. The most dominant districts in the study area are the
A-1 Single Family Residence and C-2 General Commercial districts.

LaVergne Station area districts:
• A-1 Single Family Residence
• C-1 Limited Commercial
• C-2 General Commercial
• I Industrial
• P Public
Berwyn Station area districts:
A-1 Single Family Residence
B-1 Two Family Residence
B-2 Multiple Family Residence
B-3 Apartment
C-1 Limited Commercial
C-2 General Commercial

•
•
•
•
•
•

Harlem Avenue Station area districts:
A-1 Single Family Residence
B-2 Multiple Family Residence
C-2 General Commercial

•
•
•
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Existing Zoning

LaVergne
Station

Berwyn
Station

Harlem
Avenue
Station
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The following districts are in the study area, and the narrative
highlights key features of each zoning category as it applies to
the Berwyn TOD Study.
A-1 Single-Family Residence Districts (Chapter 1248)
This district intends to create lower-density (11.6 du/ac)
neighborhoods that are primarily residential in nature. It permits
one-family detached residences and some accessory buildings
such as garages and sheds. It also permits public parks, recreation areas, and churches.
Conditionally, it allows uses such as colleges and schools, public
service uses, and libraries.
B-1 Two-Family Residence Districts (Chapter 1250)
This district intends to create a moderate density (up to 23.2 du/
ac) neighborhood that is primarily residential in nature. It allows
two-family buildings and also uses that are either permitted or
conditionally permitted in the A-1 district.
B-2 Multifamily Residence Districts (Chapter 1252)
This district intends to create a moderate to high density (up to
76 du/ac, but more likely maximum of 46 du/ac per typical multifamily developments) neighborhood that is primarily residential in
nature, although other uses are conditionally permitted.
It allows multifamily buildings also uses that are either permitted
or conditionally permitted in the A-1 and B-1 districts. In addition
it conditionally permits medical office, funeral parlors, hospitals or
institutions, nursing homes, and public buildings such as galleries
or museums.
B-3 Apartment Districts (Chapter 1254)
This district allows for bigger buildings (up to 4 stories) and more
lot coverage than the other residential districts, and allows a
much higher density, almost twice what’s allowed in B-2 (136 du/
ac, but more likely a maximum of 74 du/ac).
It allows multifamily or apartment buildings in addition to permitted uses in the other residential districts. In addition to the conditionally permitted uses of the other residential districts, it also allows telephone exchanges, antennas, and private clubs.
C-1 Limited Commercial Districts (Chapter 1256)
This district intends to allow a mixture of higher-density multifamily buildings and retail and commercial uses. Buildings are limited to three stories, but there are no setbacks required of the
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front and side yards and the lot coverage can be as much as
80%. This intends to create a higher-density neighborhood of
tight urban fabric and a mix of commercial and residential uses.
It allows multifamily buildings and apartment buildings as in the
B-2 and B-3 districts, and in addition it allows for a variety of
neighborhood shopping and service uses. Conditionally, it allows
other uses such as animal hospitals, auto service stations, post
offices, fire or police stations, meeting halls, tearooms, and cafes, in addition to the conditional uses in the B-3 district.
C-2 General Commercial Districts (Chapter 1258)
This district allows for the greatest building height, and intends to
create a mixture of higher-density multifamily buildings and retail
and commercial uses. Buildings can be up to five stories, and
the lot coverage and setbacks are similar to the C-1 district.
The purpose of this district is to provide retail establishments
dealing directly with consumers. High-density multifamily, parks,
and recreational uses are allowed, also. The permitted uses are
similar to the C-1 district, but additional uses are allowed, including clothing shops, restaurants, dry cleaning, drive-though establishments. Amusement establishments and lodges are conditionally allowed in addition to those uses allowed in the C-1 district.
Creation of a Downtown Retail Overlay (DRO) District
Ordinance No. 07-37
The purpose of this ordinance is to attract significant retail
shopping activity, generate significant tax revenue, and
provide diverse retail and commercial uses within the C-2
General Commercial District in the downtown area of Berwyn. The DRO applies generally to Stanley, Windsor,
Grove, and Oak Park Avenues. Within the study area, it
predominantly impacts the Berwyn station area.
The ordinance identifies certain uses as “DRO Regulated
Uses” and limits the location and proximity to another
regulated use. These regulated uses are thought to jeopardize the revenue stream, are transient in nature thereby
create vacancies, and the number of them are out of proportion compared to other uses. This ordinance applies
to Regulated Uses on the first floor of buildings.
The Regulated Uses are: beauty and barber shops
(including nail salons); variety stores; business offices,
professional offices, loan offices, and medical offices; gro-
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cery stores; tobacco shops; pawn shops; video stores of
less than 5,000 square feet; commercial banks and savings and loan associations, excluding ones with 2,500 or
more square feet; credit unions and credit agencies; and
currency exchanges.
Any of these use types cannot be located on the same lot
or within 500 feet of another lot within the DRO district. A
Regulated Use that does not meet the location criteria
may be allowed as a conditional use.
I Industrial Districts (Chapter 1262)
This district intends for a mixture of industrial and commercial
uses, with limited retail and service uses. Production and processing facilities, warehouses, and wholesale facilities are allowed. Buildings can be up to three stories; lots have no front or
side yard setback requirements and can cover up to 85% of the
lot, one of the largest lot coverages allowed. No residential uses
are allowed with the exception of on-site watchmen.
PLANNED DEVELOPMENTS (CHAPTER 1264)
Part of the development (not more than 20%) may have uses not
permitted in the base district, permitted that the use is desirable
and doesn’t negatively affect surrounding properties.
Exceptions to bulk regulations may be made so long as the overall development does not exceed what is permitted. Density (lot
area per dwelling unit), side lots at the property line of the development, and space between individual buildings within the development should remain the same as permitted in the base district.
OFF-STREET PARKING AND LOADING (CHAPTER 1276)
All districts require off-street, on-site parking. Mixed use buildings must calculate requirements based on each individual use,
and sharing of spaces is not permitted. Several typical uses in
the study area are highlighted below:
•

Retail stores and banks: 1 space per 300 gross square feet

•

Food or beverage establishments: 1 space per 300 gross square feet over 2,000 square feet

•

Office: 1 space per 500 gross square feet over 4,000 square feet

•

Recreation buildings: 1 space per 3 employees, plus adequate parking to serve the public as
required by officials

•

Places of assembly: Number of spaces equal to 10% of the capacity
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Off street loading (10’x35’ berth) required in all commercial and
industrial districts, which should be substantially screened if adjacent to a residential district.
SUBDIVISION REGULATIONS (CHAPTER 1220)
Regulates the subdivision of property. Any streets should be
continuous with existing city streets, and of a width between 66100 feet. The map or plat must show blocks, building lines, and
individual lots, which must conform to the requirements of the
zoning districts.
ADDITIONAL ORDINANCES ADOPTED THAT IMPACT
THE STUDY AREA
Several ordinances have been adopted or amended in recent
years that may affect – or potentially impact redevelopment efforts in – the study area:
Landscape and Buffering of Parking Lots and Development
Sites Ordinance No. 07-41
This new ordinance intends to increase the character and provide a noise buffer between uses. It applies to the construction
of a new parking lot or to the substantial increase of an existing
lot.
For the parking perimeter, it includes required setbacks and
planting requirements of trees and shrubs to substantially screen
parking from sidewalks, streets, and open space. Opaque fencing (only ornamental metal, masonry, and wood are allowed) is
also required when parking is adjacent to residential districts.
The interior of the parking lot is required to be 5-10% landscaped, depending on the overall number of spaces. Islands are
required at certain intervals with a minimum planting standard for
trees and shrubs. Large lots over 100 spaces need to break the
lot into small “blocks” of no more than 50 spaces, separated by
landscaped islands.
Filing Fees Ordinance No. 07-12
This ordinance increased the fees for the review of variances,
conditional uses, zoning changes, etc. by the Board of Appeals.
Residential fees increased to $300 (previously $100), and commercial fees increased to $500 (previously $100). Additional
fees – including publication of a notice in the newspaper – apply.
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Pawn Shops Ordinance No. 07-35
Amends the existing C-1 and C-2 zoning districts to pawn shops
no longer a permitted use and restricts to a conditional use.
Fences Ordinance No. 07-36
Amends the Fences section (section 1272) with minor changes.
Some additional restrictions for the erection of fences in the front
yard to restrict barriers to a residential entry, and additional
height allowed for some types of decorative fencing.
Accessory Structures Ordinance No. 07-48
This ordinance modifies the existing zoning to limit the number
and size of accessory structures in residential districts. Changes
to the original ordinance include limiting the number of structures,
and the size of sheds, playhouses, and gazebos.
Rooftop Patios Ordinance No. 07-50
The only rooftop use that was allowed previously was for mechanical and equipment service. This ordinance amends city ordinance to allow rooftop patios for pleasure and business use.
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Table: Overview of Zoning District Regulations in the Study Area
Zoning Use
District
A-1

Lot Area Lot Width

( 7)

10%

15% 20%

3,750 SF

B-1

Two-Family

3,750 SF

30 feet

15 feet

10%

15% 20%

B-2

Multifamily

3,750 SF

30 feet

15 feet

10%

15% 20%

B-3

Apartment

6,250 SF

50 feet

15 feet

10%

15% 15%

C-1

Limited
6,250 SF
Commercial 600 SF/DU
450 SF/EU

50 feet

none

none

(1)

(3)

General
6,250 SF
Commercial 600 SF/DU
450 SF/EU

50 feet

none

none

(1)

(3)

Industrial

50 feet

I

15 feet

(6)

SingleFamily

C-2

30 feet

Front Interior Corner Rear
Yard
Side
Side Yard

(2)

6,250 SF

none

none

(1)

(3),(4 )

(2 )

(5)

20%
(3)

(5)

20%
(3)

(5)

15%
(3)

Height
(maximum)

Floor Area
Lot
Coverage
(maximum)

23 feet
(grade to gutter);
30 feet (ov erall)
35 feet or
2.5 stories
45 feet or
3.0 stories
45 feet or
4.0 stories

55%

900 SF (1 story );
1,100 (>1 story)

55%

1,600 SF (total);
800 SF/DU
750 SF/family or DU;
500 SF/EU
650 SF/family or DU;
400 SF/EU

45 feet or
3.0 stories

80%

600 SF/family or DU;
400 SF/EU

50 feet or
5.0 stories

80%

600 SF/family or DU;
400 SF/EU

50 feet or
3.0 stories

85%

600 SF/DU;
200 SF/inhabitant

55%
64%

Footnotes:
(1) Average the setback of adjacent lots, up to 15 feet maximum.
(2) Three (3) feet minimum.
(3) Restrictions apply if the properti is adjacent to a Residence District.
(4) 10-foot-tall fence or shrubbery required along a Residence District boundary.
(5) See Front Yard requirements for the district.
(6) Percent of lot width.
(7) Percent of lot depth.
General Notes:
1) Other regulations may apply.
2) Dimensions apply to the principal building, unless otherwise noted. Accessory building regulations are included in the
3) Dimensions are minimum standards, unless otherwise noted.
4) Industrial "Corner Side" note is implied and not specifically addressed in the zoning chapter.
5) Off-Street Parking regulations apply.
6) SF/DU = Square Feet per Dwelling Unit
7) SF/EU = Square Feet per Efficiency Unit
8) See Ordinance No. 07-37 for "Downtown Retail Overlay District" use regulations.
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Parking Requirements
Several ordinances have been adopted in recent years that affect
– or may potentially impact redevelopment efforts in – the study
area:
AMENDMENT TO THE TRAFFIC CODE
Ordinance No. 07-17
Limits daytime parking on Windsor Avenue in the study area.
Parking along the south side of Windsor Avenue from Home Avenue to Oak Park Avenue is limited to two hour parking between
7:00 a.m. and 5:00 p.m.
AMENDMENT TO THE TRAFFIC CODE
Ordinance No. 07-44
Residents living in defined areas need permits for on-street parking. The areas of focus are in and around the railroad corridor of
the study area.
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The District Creation
The area roughly centered within the Berwyn station area and
extending along the railroad ROW has lacked growth and development through private investment. Because of this, the City of
Berwyn adopted three ordinances on January 29, 1997 approving a tax increment redevelopment plan and redevelopment project, designating an area as the South Berwyn Corridor Redevelopment Project Area, and adopting tax increment allocation financing for the project area.
The creation of the Tax Increment Financing (TIF) district allowed
any taxes that are attributed to the increase in property value to
be paid into a special fund, to stimulate private development
where development is not reasonably anticipated to occur without the use of Tax Increment Financing that is in conformance
with the Comprehensive Plan, to achieve the goals of the City as
delineated in the Redevelopment Plan, and to eliminate the
blighting conditions which have been found to be present and
inhibit the future development/redevelopment of this Area.
At the time of the adoption of the ordinances, the total initial
equalized assessed value of all taxable real property within the
project area was $17,793,121.
The objectives were outlined as “to reduce or eliminate blighting
conditions in the proposed redevelopment project area, to enhance the tax base of the City of Berwyn and other affected taxing districts by encouraging private investment in commercial development within the proposed redevelopment project area, to
prevent the recurrence of blighting conditions, and to preserve
and enhance the value of properties therein are not to be
changed.” (City ordinance 97-06, Exhibit “B”)

Closure
The estimated date of completion is January 15, 2019.

Possible Expansion
Possible expansion includes several additional properties in the
area near the Berwyn Station to the south, and a triangular area
in the LaVergne Station area.
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TIF District

LaVergne
Station

Berwyn
Station

Harlem
Avenue
Station
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Traffic
STREET HIERARCHY & TRAFFIC VOLUMES
Stanley and Windsor Avenues have the most substantial presence in the study area since they run along the length of the
study area on the north and south sides of the railroad ROW, respectively.
Harlem Avenue, which runs north-south through the study area
to the west of the Harlem Avenue Station, has the most substantial traffic volumes, with a 29,000 Average Daily Traffic (ADT) volume.
Oak Park Avenue (north of Ogden Avenue), Harlem Avenue,
Ridgeland Avenue, and Ogden Avenue are State Routes that are
in and near the study area.
CRITICAL INTERSECTIONS
The major intersections are along Harlem and Oak Park Avenues. Primary study area gateways are from the north and south
along Harlem Avenue due to the regional connections and the
high traffic volume. Secondary study area gateways are from the
north and south along Oak Park Avenue.
PARKING
Overall. The City has assessed a need for additional parking in
the study area, particularly in the Depot District area, which is
centered on the Berwyn Station. There is daily daytime parking
demand for both the train stations and for employees of area
businesses. This demand is at times in conflict with the needs of
local retail patrons that require short-term parking spaces in
close proximity to these businesses, primarily on Stanley, Windsor, and Oak Park Avenues. In addition, a large medical facility,
MacNeal Hospital, is located in this area and has a substantial
workforce and parking demand. Currently, the hospital has a remote parking location and provides shuttle service for employees. This location is on the opposite side of the railroad ROW
from the hospital itself, which creates schedule problems with the
track crossing and railroad traffic volume.
The city’s review concluded that a structure on Grove Avenue,
one block west of the primary hospital building, would provide
substantial parking relief for the area. It could provide parking for
the train station and local businesses, thereby freeing up short
term spaces immediately adjacent to service businesses and retailers.

City of Berwyn
Berwyn Transit-Oriented Development Study: Task 1 Inventory & Assessment Deliverable
November 11, 2008

Town Builder Studios
Tracy Cross & Assoc.
Real Estate Planning Group

7-A47

Access and
Circulation
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There are three dedicated off-street public
parking lots, all in the Berwyn Station Area.
•

Grove Municipal Lot has 88 total spaces (84
standard and 4 handicap accessible). The
spaces are permit only and are sold only on
an annual basis for $375. Location of future
parking structure described above.

•

Grove Avenue East Lot is a temporary lot
used for business parking with 100 total
spaces. The spaces are permit only, sold
monthly ($30) or quarterly ($90). This lot
will be overflow area when the parking
structure is built.

•

Oak Park Avenue lot has approximately 20
spaces with 2 hour parking.

The Stations. There is parking along both
sides of the BNSF Railway ROW throughout
the entire length of the study area, from Ridgeland to Harlem Avenues. The Harlem Avenue
Station Area has 172 dedicated commuter
parking spaces. The Berwyn Station Area has
340 dedicated commuter parking spaces. The
LaVergne Station Area has 169 dedicated commuter parking spaces.

The width of streets in the study area are typical, and crossings can be made with the existing traffic signals and controls. Although an
attempt has been made to incorporate other
pedestrian amenities, it falls short of creating a
walkable downtown feel.
BICYCLE
Bicycle amenities include pathways, lanes, and
racks. In the study area there are no dedicated
bicycle lanes or pathways. There are several
locations where racks are available at the three
stations, at the inbound and outbound platforms
of the Berwyn and Harlem Avenue stations and
at the inbound platform of LaVergne Station.
Comments have been made by city staff that
the racks are lacking, either in placement or
number, and that bicycles are being inappropriately locked to light poles or signs; however,
Metra’s 2003 bicycle parking inventory showed
that there was ample bicycle parking available
at all three stations.

PEDESTRIAN ACCESS & AMENITIES
Pedestrian access and amenities are determined by several factors: sidewalks, distance
between buildings and vehicle cartway, length
of street crossings, traffic speed, seating, awnings, shade trees, and scale of first floor architecture.
Sidewalks exist throughout the study area, both
in commercial and residential areas. The sidewalks are generous in size, especially for the
light foot traffic in the area at present. In general, the scale of the architecture at the street
level in the study area is reasonable. Other
amenities are lacking, such as seating, awnings, and trees.
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Public Transit
METRA
The study area is centered along the Metra/BNSF Railway Line,
which connects downtown Chicago at Union Station to Aurora.
There are three stations along this line within the City of Berwyn:
LaVergne, Berwyn, and Harlem Avenue. The Berwyn and Harlem Avenue stations have station buildings located on the inbound (south) side of the railroad ROW and warming shelters
along the outbound (north) side. The Harlem Avenue Station
also has a warming shelter on the inbound (south) side of the
railroad ROW. The LaVergne Station has a warming shelter on
both the inbound and outbound sides of the railroad ROW. Each
station has a corresponding warming shelter along the outbound
(north) side. Each station has parking, fencing along the tracks,
lighted platforms, bike racks, and newspaper kiosks.
Of the stations in Berwyn, the Berwyn station has the most weekday boardings (718), with Harlem Avenue a close second (530)
and the LaVergne station having the fewest (159). Metra’s most
recent Saturday and Sunday boarding and alighting counts
(1999), found that on Saturdays and Sundays, the Berwyn Station had 143 and 90 boardings, respectively, while the Harlem
Avenue Station had 95 and 53 boardings, respectively.
Of the line’s 47 inbound weekday trains, less than half stop at the
any of the study area’s three stations: 20 at Berwyn, 17 at Harlem Avenue, and 6 at LaVergne. Outbound trains are similar. Of
the line’s 47 outbound weekday trains, 22 stop at Berwyn, 21 at
Harlem Avenue, and 8 at LaVergne. On the weekends, almost
all of the inbound and outbound Metra trains stop at Harlem Avenue and Berwyn stations, although LaVergne does not have
weekend service.
According to the Fall 2006 data, of the Metra/BNSF Railway
Line’s approximately 18,000 morning peak hour boardings, 6%
utilize one of the three stations in Berwyn. Overall, the Metra/
BNSF Railway Line has seen an increase in ridership of over
40% since 1983, but each of the stations in Berwyn have declined in that same time period. This trend is not isolated to the
Metra/BNSF Railway Line, with a majority of lines seeing a decrease in ridership in the inner 10 miles of the route, except for
those lines which serve stations in densely populated and redeveloping neighborhoods within the City of Chicago. In Berwyn
since 1983, the Harlem Avenue station declined 22.1%, Berwyn
station declined 15.7%, and LaVergne declined 32.3%. The
number of boardings within the inner ten miles of the Metra/
BNSF Railway Line has decreased less than many other Metra
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lines since 1997, partially due to the increase in reverse commuting along this line.
Of the Metra/BNSF Railway Line’s 37.5 miles, most of the growth
over the past 23 years has been in the outer 17.1 miles of the
line. The six stations in that area, from Downers Grove Main
Street to the end of the line in Aurora, all had an increase in ridership.
Of the 20 stations in the inner 20.4 miles between Union Station
and Downers Grove, Fairview Avenue (not including Union Station), 17 of them had a decline in ridership and only 3 had an increase (Halsted Street, Congress Park, and Western Springs).
This data is looking at the trends from 1983 to 2006. The 19972006 Metra data reveals the following ridership levels: LaVergne
Station down 28.1%, Berwyn Station down 10.1%, and Harlem
Avenue Station down 21.6%.
Based on Metra’s Fall 2002 OriginDestination Survey, the mode of access split
for the three stations within the study area
are similar to one another. The same survey indicates that approximately 59% of the
riders using the three stations reside in Berwyn, with the remaining 41% of the riders
residing in communities outside of Berwyn.
All three of Berwyn’s stations have a significant number of riders who walk to the stations, which means foot traffic exists
throughout the study area, typically at peak
times during the typical rush hour periods.
This mode of access is similar to the
neighboring stations in Riverside and Brookfield.
All three stations are within the Fare Zone B, with Harlem Avenue being the westernmost station in that fare zone.
LaVergne station has the lowest level of service of the three
study area stations, with 6 weekday inbound and 8 weekday outbound trains, and no trains serving this station on the weekend.
The Berwyn station has 20 inbound and 22 outbound weekday
trains, 13 inbound and outbound Saturday trains, and 9 inbound
and outbound Sunday trains. The Harlem Avenue station is
served by approximately the same number of trains as the Berwyn station. There are 17 inbound and 21 outbound weekday
trains, 11 inbound and 13 outbound Saturday trains, and 8 inbound and 9 outbound Sunday trains.
There is parking along both sides of the BNSF Railway ROW
throughout the entire length of the study area, from Ridgeland to
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Harlem Avenues. In total, there are 674 commuter parking
spaces, eight handicapped spaces, and 97 short-term parking
spaces. Approximately 20% of the commuter parking spaces are
available for daily parking, while the other 80% are restricted to
commuters with quarterly or annual parking permits. The effective use of the commuter parking in the study area is over 99%,
and assumes that all permit parking spaces are utilized since
commuters are restricted from parking there without quarterly or
annual permits.
One of the major factors affecting commuter rail ridership is access, which includes: 1) the ease at which the station can be accessed, and 2) the availability of parking. Within the study area,
available parking has been said to be a problem. Metra data indicates that the effective use of the parking exceeds 99% of the
available parking; however, the effective utilization of commuter
parking differs greatly from the observed utilization. Effective
utilization is the count of vehicles visually observed on the day of
the survey, plus the number of unoccupied permit spaces, assuming that the number of permits sold is equal to or greater
than the number of permit spaces. While the effective utilization
has the study area maximized for commuter parking, the observed utilization is only at 68%. The data also indicates that,
while the daily fee parking is 96% utilized, the permit spaces are
only 61% utilized (based on observed use).
Metra typically favors daily spaces because of its flexibility for the
community. The Berwyn stations are heavily permit spaces, and
noticeably with no monthly permits, only quarterly and annual.
The difference between the effective and observed use could be
because long-term permits are purchased for occasional use.
The lack of daily parking spaces may be a factor in the perceived
parking problem. The City of Berwyn leases the parking along
the ROW from the BNSF Railway. Any changes to the daily
parking fees and amounts within the ROW must be approved by
the BNSF Railway and Metra.
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HARLEM AVENUE
At-Grade Crossing
According to the BNSF Railway, outbound
trains need to block the at-grade crossing at
Harlem Avenue. This procedure is a safety
precaution because it prevents pedestrians
from crossing in front of the train to get to the
other side of the tracks. Inbound trains may or
may not block the intersection at Harlem Avenue—it depends on the number of cars in the
train set. The longer the train set, the more
likely the train will block the crossing.
The platform reconstruction at Harlem Avenue
will be in the same location as the existing platforms. The length of each platform is 808 feet.
Trains activate the gates from approximately
1/4– to 1/2–mile away from the crossing.
Grade-Separated Crossing
The Chicago Region Environmental and Transportation Efficiency (CREATE) Program’s final
feasibility study (March 2005), has identified the
Harlem Avenue and BNSF Railway crossing as
one of the top 25 priorities for grade separation.
This crossing is approximately #3 on the original priority list.
When vehicular congestion, emergency vehicle
access needs, and cut-throughs on side streets
are deemed sufficiently inadequate, the gradeseparated crossing will be considered.
A conceptual illustration of the Harlem Avenue
grade-separated crossing.

FENCING
The City of Berwyn installed the decorative, perimeter fencing between the Berwyn and
LaVergne Stations. According to the Department of Public Works, City will do the same between the Harlem Avenue and Berwyn Stations
after the platform reconstruction is complete.
The existing chain link, intertrack fencing between the Harlem Avenue and Berwyn Stations, was installed by the BNSF Railway.
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PACE
The city is served by eight bus routes, with four of those routes
within the study area: 302, 307, 311, and 315. Route 302 is a
connecting service to all three stations; in addition, Route 307
services the Harlem Avenue Station, Route 311 Services the
Berwyn Station, and Route 315 services the LaVergne Station.
Most bus stops consist of only a bus stop sign. The notable exceptions are at the corner of Windsor and Ridgeland Avenues
and the corner of Harlem and Stanley Avenues where benches
are located. Also notable is the stop on Stanley at Oak Park
which has a partially-enclosed shelter with a bench.
Pace route 302 Ogden/Stanley runs the entire length of the study
area along Stanley Avenue, connecting from the northeast on
Ridgeland Avenue and from the southwest on Harlem Avenue.
The eastbound stops are at Wisconsin, Maple, Harlem, Home,
Grove, Oak Park, Wesley, and East Avenues. The westbound
stops are at Harlem, Wisconsin, Grove, and Scoville Avenues.
The route runs* from 5:45 a.m. to 6:50 p.m. weekdays, and 6:55
a.m. to 6:25 p.m. Saturdays, with no Sunday service.
Pace route 307 Harlem runs north and south along Harlem Avenue through the study area, connecting the study area to this
critical regional arterial. It has the most buses that run through
the study area. Stops are located at 34th Street and Stanley
Avenue. The route runs* from 5:30 a.m. to 11:05 p.m. weekdays, 6:30 a.m. to 9:45 p.m. Saturdays, and 8:35 a.m. to 9:15
p.m. Sundays.
Pace route 311 Oak Park Avenue runs north and south through
the study area on Oak Park Avenue. It is a critical intermodal
route which stops at the Berwyn Metra Station, and also stops at
Stanley Avenue. The route runs* from 5:30 a.m. to 7:30 p.m.
weekdays, 6:50 a.m. to 7:00 p.m. Saturdays, and 10:20 a.m. to
5:50 p.m. Sundays.
Pace route 315 Austin-Ridgeland runs north and south along
Ridgeland Avenue through the study area. It stops at the
LaVergne station, northbound at Windsor Avenue and
southbound at 32nd Street. The route runs* from 5:40 a.m. to
7:30 p.m. weekdays, and 7:10 a.m. to 6:10 p.m. on Saturdays,
with no Sunday service.

* Times are approximate and rounded to five-minute intervals. The earliest
morning and the latest evening routes were chosen for the stop closest to the
study area, regardless of the direction of travel.
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Below is an except of the commercial market assessment. For
the full report, see the Task 2 deliverable.

Retail Environment
Most of the City of Berwyn’s retail, with the exception of Pershing
Road, is centered on its major north-south peripheral streets:
Ogden Avenue and Cermak Road serving as major commercial
streets and Harlem Avenue to a lesser extent. Pershing Road
has little – if any – commercial development.
Berwyn has no major supermarkets within its city boundaries, but
two produce markets -- one on Harlem Avenue and the other on
Ogden Avenue. The city has just one national convenience
store. Two Walgreens service Berwyn, one on Cermak Road
and the other on Ogden Avenue. CVS does not have a store in
Berwyn.
Jewel-Osco has two stores outside Berwyn that serve this area –
one at Harlem and Pershing Road in Stickney and the other at
Harlem and 24th Street in North Riverside.
Major shopping in the area occurs at the regional shopping center in North Riverside Mall at Harlem Avenue and Cermak Road.
Surrounding the mall are the traditional big-box retailers. Target
is at Ogden Avenue and Cicero Avenue in Cicero, the closest
Wal-Mart is at Roosevelt Road and Des Plaines Avenue in Forest Park.
As “downtown” centers go, the more developed ones are in
Brookfield, La Grange, and Oak Park. Oak Brook shopping center provides the area’s upscale shopping and a new “lifestyle”
center recently opened at I-55 and County Line Road in Burr
Ridge.
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Retail Summary
If businesses that pay sales tax
define the term retail, the central area of Berwyn has approximately ten establishments. These retail uses include a vitamin store, florists,
wig salon, antique, jewelry,
gifts, cigarettes, used books
and housewares. In addition,
the area has thirteen places for
eating or drinking. Some of the
more notable include
Salerno’s, Olive & Twist, Connie’s Family Restaurant, James
Joyce, Windsor Sports Bar,
among others. However, the
Oak Park Avenue and Windsor Ave. 3, 5, and 7-mile Drive Time
restaurants are diffusely distribContours
uted. Three restaurants and
bars are at Harlem and Windsor/Stanley and the other eight restaurants/bars are diffusely located through the central area.
Most of the other uses in downtown Berwyn are personal and professional services with a particular
concentration in medical services.
Overall, the study area has about 96 spaces for ground commercial tenants. Almost half (44 tenants) are “retail establishments” including four bars and nine restaurants (14%). Most of the study
area’s tenants are in the service industry, both business and personal, as well as medical uses.

Potential
The demographics of Berwyn are not the limiting factor inhibiting retail development. Berwyn remains a substantial middle-class community with significant population to support a wide range of
goods and services.
This issue for Berwyn is visibility, accessibility, as well as an “imageable” critical mass to attract
stores and customers. Moreover, Berwyn’s new housing stock needs to attract more single-person
households or higher per capita incomes that are generally associated with boutique shops, bars,
and restaurants.
The Berwyn Station (“The Depot”) at Oak Park and Windsor Avenues does not have sufficient Metra
customers to support retail by itself; the types of retail that The Depot and the neighborhood can
support are personal services like banks and dry cleaners and food services like coffee and carryout.
Berwyn, in absolute dollar potential is very impressive. The population densities are very high and
they have high potential consumer expenditures for businesses to capture their market shares. The
issue facing Berwyn is the lack of convenience retail and services compared with other locations in
the western suburbs.
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Below is an except of the residential market analysis. For the full
report, see the Task 2 deliverable.

Residential Products
The statement at right can be supported only if:
•

The products offered follow a logical hierarchy. This hierarchy must be fully understandable to the end-consumer, with
products stepping properly from one to another.
Avoid significant gaps between floor plans. Plan types within
a particular development cannot have significant gaps between floor plans relative to unit size, number of bedrooms,
number of bathrooms, amenities, etc.
All development must be controlled and orchestrated.
Smaller-sized residential buildings must be combined with a
larger building “host” within one (1) development.
Mixed-use buildings should be renter-occupied, not owneroccupied.
Most importantly, all products must be priced properly.

•

•
•
•
•

There is sufficient
depth in Berwyn
for new residential development
enhanced by an
environment that
is transit-oriented.

Berwyn’s Potential for New Residential along
the Metra/BNSF Railway Line
Product
Type
Mid-Rise Condominiums-A
Mid-Rise Condominiums-B
Garden Condominiums
Courtyard Townhomes-A
Courtyard Townhomes-B
Mixed-Use Rentals
Senior Rentals
(1)

Plan Size
(Sq. Ft.)
Range
Average

Number
of Units
(Range)
24 - 36+
24 - 36
40+
30 - 40
20 - 30
60+
80+

800
1,000
1,000
1,450
1,800
650
650

-

1,500
1,800
1,350
1,800
2,200
1,200
1,000

1,150
1,400
1,200
1,650
2,000
925
825

Benchmark Sales Price/
(1)
Monthly Rent
Range
Average
$228,000
235,000
177,000
261,000
286,000
1,060
1,060

- 312,000
- 331,000
- 202,000
- 276,000
- 314,000
- 1,530
- 1,360

$270,000
283,000
191,000
275,000
300,000
1,295
1,210

Monthly
Absorption
Potential
1.5 - 2.0
1.0 - 1.5
2.0
1.2 - 1.5
0.8 - 1.0
12.0
15.0

Benchmark prices/rents, which are presented in current dollars, do not include premiums for floor
or corner units and, in the for sale sector, options or upgrades.

Source: Tracy Cross & Associates, Inc.

Absorption of the units is anticipated to begin in 2010, with a duration based on the number of
units and the absorption potential (Number of Units / Monthly Absorption Potential = Duration
of Absorption). These numbers are expected to be sustainable past Year 2012 (i.e. once a
building is “sold out”, more units could be constructed); however, great care must be taken to
consider the rental units in the equation of absorption – especially if the units originally constructed as rental units are later converted to condominium units.
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Berwyn’s beginnings in development occur in the mid 1800s with
a 347-acre land purchase. Thomas Baldwin intended to create
an exclusive suburb with 10-acre lots within the area bounded by
Harlem and Ridgeland Avenues to the east and west (which correspond to the east and west extents of the study area) and 31st
Street and Ogden Avenue to the north and south, respectively
(these streets are outside of the study area). This area was
named “LaVergne.”
At the same time, within this
area (between East and Oak
Park Avenues just north of the
study area) a large group of
Swedes settled, known for their
craftsmen and bakeries.
Later two developers, Charles
Piper and Wilbur Andrews,
concentrated development on
100 acres centered roughly in
the study area at Oak Park
Avenue. Stations were already
located at Ridgeland and Harlem Avenues so the development team built a station at
Oak Park Avenue in order to
create a “center” for their development: Berwyn. This became the incorporated name
years later.

A historic image of the Depot District area, which began development by the team of Piper and Andrews.

In the first two decades of the 1900s, large numbers of Czechs
relocated from the city of Chicago to both Berwyn and Cicero, its
neighboring community to the east. During the 1920s, Berwyn’s
population grew 222%, with significant residential single-family
construction occurring during this time, creating the substantial
Chicago style bungalow housing stock and residential neighborhoods.
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Government Regulations
Berwyn has two organizations that work with historic properties:
the Berwyn Historical Society and a recently-formed Historic
Preservation Committee.
BERWYN HISTORICAL SOCIETY
The Berwyn Historical Society
is an active group that is attempting to save good examples of historic buildings from
the turn of the century and also
more recent, mid-century examples. In 1999 they worked
with the School of the Art Institute to create a Preservation
Plan, presented to – but not
adopted by – the City Council.
They orchestrate the popular
“Historic Berwyn’s Bungalow
Tour” every summer, showcasing historic properties and
fabulous examples of the Chicago Bungalow style homes.
HISTORIC PRESERVATION
COMMITTEE

Examples of the stunning Chicago style bungalows that domi-

The Historic Preservation Comnate Berwyn’s housing stock, shown here on Maple Avenue north
mittee is a new group that has
of the study area.
an advisory role with City
Council. They review projects that impact individual historicallysignificant buildings in the city. No historic districts are in effect
or planned at this time.
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National Historic Register Properties
There are several buildings in Berwyn on the National Historic
Register. Although none fall within the study area, they are provided to illustrate some of the surrounding community context.
BERWYN MUNICIPAL BUILDING
6700 26th Street
•

Designed by architects Hubert Burnham and Charles
Hammond

•

Art deco style

•

Now contains City Hall and the Library
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BERWYN HEALTH CENTER
6600 W. 26th Street
•

Year built: 1939

•

Art deco style

•

Substantial brickwork

•

Now contains a medical clinic
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AMERICAN STATE BANK
6801 Cermak Road
•

Year built: 1925

•

Classical revival style

•

Commercial building (bank)

•

Limestone and terra cotta details

The former bank building is
currently vacant and deteriorated. The City is in the process of reviewing a redevelopment plan for this building and
surrounding properties.
The plan is to restore the
bank building, and it also includes a new mixed-use
building located on the adjacent property to the west.
The mixed-use building would
include first floor retail with
residential condominiums
above.
The City Council is reviewing
this plan on January 22,
2008.
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ARTHUR J. DUNHAM HOUSE
3131 Wisconsin Avenue
•

Year built: 1906

•

Designed by Tallmadge & Watson

•

Prairie style

•

Single family residential house
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Properties Deemed Eligible for the National Historic Register
There are two properties in Berwyn that are not on the National
Register, but have been deemed eligible. One is the Berwyn station building which lies at the heart of the Berwyn station study
area. The other is the First United Methodist Church, is just
south of the Berwyn station study area on 34th Street.
FIRST UNITED METHODIST CHURCH
34th Street near Grove Avenue
•

Deemed eligible

City of Berwyn
Berwyn Transit-Oriented Development Study: Task 1 Inventory & Assessment Deliverable
November 11, 2008

Town Builder Studios
Tracy Cross & Assoc.
Real Estate Planning Group

7-A64
BERWYN TRAIN STATION
Oak Park & Windsor Avenues
•

Deemed eligible

•

Year built: 1890
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The Historical Society believes that while there may not be specific buildings in the study area that
are on the national register, within the “Berwyn Depot” or “Berwyn Town Center” area several local
favorites add to the small-town
feel and the unique Berwyn
fabric. Such examples are the
one-story stone building on
Oak Park Avenue and some of
the old brick detailing on some
of its neighbors.
While some of the older buildings have received updates to
the street level storefronts, not
all improvements have an overall pleasing aesthetic appeal.
There are many examples of
over-scaled internally lit signage that is old and has deteriorated parts. Richness can be
found in the details, but if the
entire streetscape doesn’t have
a cohesive feel, it won’t feel
pleasing to the pedestrian
shopper.

A local favorite building on Oak Park Avenue south of Windsor.

Examples of brick detailing found on Oak Park and
Grove Avenues

Example of glazed terra cotta
detailing on Windsor Avenue

Left: Example of a streetscape with a cluttered look,
with unattractive, overbearing
signage and storefronts.
Right: The addition of tailored
awnings creates
an appropriate pedestrian
scale.
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The study area does not include park space – green space or
active recreation – nor does it contain any significant outdoor
public space such as a plaza. The Berwyn Park District offers a
variety of recreational options, both outdoor and indoor recreation at their four locations. Although there are no park areas or
public open spaces in the study corridor, there are several locations that could potentially connect to the study area: Sunshine
and Proska Parks and “Baseball Alley.”

Proska Park
Proska Park is a historic, significant 15-acre park that was established in 1923. The park building houses the Activity Center, an
early childhood learning center, craft room, meeting room, restrooms, and a multi-purpose room that can be rented out to public
and private groups and businesses. The outdoor space of the
park has over a half mile of paved paths, tennis courts, horseshoe courts, picnic groves, teeter center, and two baseball diamonds. The plant life includes over 64 species of trees, 85 species of shrubs, and numerous flower and turf varieties. It is a
gorgeous neighborhood park that draws visitors from Berwyn and
beyond. The park lies two blocks north of the study corridor on
Wisconsin Avenue, which is between the Harlem Avenue and
Berwyn stations. A connection could be made northbound on
Wisconsin, Wenonah, or Home Avenues for pedestrians. Wenonah or Home Avenues could facilitate a northbound vehicular
connection, as Wisconsin Avenue is one way southbound.

Proska Park, located north of
the Harlem Avenue station
area on Wisconsin Avenue.

Sunshine Park
Sunshine Park contains numerous recreational facilities, including several baseball diamonds. Located on Oak Park Avenue
just north of the study area and the Berwyn station, a connection
on this avenue is possible, linking the commercial district to the
recreation district.

“Baseball Alley”
Located a block and a half north of the study area on East Avenue, “Baseball Alley” is an active recreation facility with two baseball/softball diamonds.
“Baseball Alley,” located
north of the LaVergne station
area, on East Avenue.
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Bus Tour Notes
October 5, 2007
9:00 a.m. to 5:00 p.m.
ATTENDEES
Bus
• Dorothy Chiero, Business Owner – Cabin Fever
• Regina Mendicino, Olive or Twist and Martin-Aire
• Alba Loveko, BDC Board Member
• Nona Chapman, City of Berwyn – Alderwoman
• Debi Suchy, City of Berwyn – City Collector
• Sara Bratcher, Berwyn Development Corporation (BDC)
• Marybeth Eurek, BDC
• Antonio Mendola, BDC
• Heather Tabbert, Regional Transportation Authority (RTA)
• Mark Minor, Metra
• Tom Radak, Pace Bus
• Larry Lund, Real Estate Planning Group
• Jim Louthen, Town Builder Studios (TBS)
• Carrie Haberstich, TBS
Car
• Michael O’Connor, City of Berwyn – Mayor
• Patrick Ryan, City of Berwyn – Director of Public Works
• Brian Pabst, BDC
Elmhurst
• Martha Corner, AICP, Economic Development Manager, City
of Elmhurst
• Mimi Stojsavljevic, Special Events Coordinator, Elmhurst City
Centre
• Additional Contact:
• John Said, AICP, Director, Department of Planning, Zoning
and Economic Development, City of Elmhurst)
Lemont
James Brown, Community Development Director, Village of
Lemont
• Ben Wehmeier, Assistant Village Administrator, Village of
Lemont
• Art Bettuzzi, Project Manager, Front Street Lofts
•

Tinley Park
Ivan Baker, CDcD, Director of Economic Development,
Village of Tinley Park

•
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TOUR OVERVIEW
Several handouts were distributed during the first leg of the tour. The bus left
Berwyn at 9:00 a.m. and returned at 5:00 p.m. Walking tours were conducted
in Elmhurst, Lemont, and Tinley Park. A comparison of Berwyn and the three
(3) communities are as follows:
Berwyn
Incorporated:
2000 Population:
2000 Households:
Population Density:
Area:

1908
54,016
19,702
13,876 people per square mile
3.9 square miles

Elmhurst
Incorporated:
2000 Population:
2000 Households:
Population Density:
Area:
Downtown / Depot Location:

1910
42,762
15,627
4,166 people per square mile
10.3 square miles
128 West 1st Street (at York Road)

Lemont
Incorporated:
2000 Population:
2000 Households:
Population Density:
Area:
Downtown / Depot Location:

1873
13,098
4,420
2,030 people per square mile
6.8 square miles
101 Main Street

Tinley Park
Incorporated:
2000 Population:
2000 Households:
Population Density:
Area:
Downtown / Depot Location:

1892
48,041
17,478
3,237 people per square mile
15.0 square miles
6700 South Street

INITIAL ON-THE-BUS DISCUSSION
Highlights of the conversation…one of the communities to be
toured increased the number of downtown events from three (3)
events to 20…there was a cinema near the depot in Berwyn…the
alley could have a “cool” design…ice skating could be a nice
winter activity...structured parking costs are approximately
$25,000 per space; whereas, surface parking is approximately
one-fifth the cost…the Harlem Avenue Station is too modernlooking and needs to look like the Berwyn Station…do something
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with the landscaping too …look at the station situation as if it
didn’t currently exist, and you were identifying the location of the
station for the first time…there is a Route 66 Committee (Ogden
Avenue) and a Main Street Committee (Cermak)…map existing
parking…consider Metra projections for 2030…we need to talk
about the station out in the road.
ELMHURST INFORMATION
The tour commenced at City Hall and headed south along York
Street, west along Adelaide Street, north along Cottage Hill
Avenue, along Park Avenue, under the pedestrian tunnel, and
ended at Francesca’s (lunch location). Features of Elmhurst
include:
•

•

•
•
•
•

Central Business District Retail Business Grant Program
($10,000 grant to attract new businesses and expand existing
businesses)
Façade Assistance Program (33.33% up to $20,000 for
partial façade rehabilitation; 50% up to $50,000 for full façade
rehabilitation; and 50% up to $50,000 for demolition and new
construction)
A plaza at the northeast corner of York and Schiller Streets
that hosts a lot of community activities.
York Theater is the anchor of the downtown.
Sidewalk art programs such as painted turtles.
A retail recruiter that visits other communities and asks the
owners to open a second location in downtown Elmhurst.

Questions asked during the tour (and on the bus en route to
Lemont) included:
What are the number of parking stalls in the parking structure at
the southwest corner of Schiller Street and Palmer Drive? The
downtown parking map is available online at www.elmhurst.org/
images/maps/parking_web.pdf.
A total of 312 spaces are
distributed as follows:
•
•
•
•

119 permit spaces (rail commuters most common users of permits; they're
$50/quarter or $200/year)
26 business reserved spaces (designated for businesses on Schiller
Street)
95 coin box spaces ("dollar a days"; price may increase within next several
months)
72 free shopper spaces (3-hour limit)
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Is there a retail overlay district?
There is not a retail overlay zoning district. The downtown zoning
districts, C4 and C4A allow a variety of retail/commercial uses on the
first floor, but not residential. All residential uses must be above the
first floor. The City has controlled first floor tenant land uses in those
instances where there has been a public-private partnership for
redevelopment. This includes the Schiller Street deck building and the
building that houses Coldstone Creamery (116 N. York).
How old is the Retail Business Grant Program?
Grant program began in 2002. 33 grants have been awarded; 27 of
33 businesses remain in operation (81% +).
How is the $10,000 funded?
Grant program funded through the downtown TIF. Typically, $50,000
is allocated each fiscal year for up to 5 grants.
Are there any before and after photos of the improvements to
the downtown area?
Metra provided 1992 and 2000 aerial photographs.
When was the downtown plan completed?
Downtown Plan adopted by City Council June 2006.
How closely was the downtown plan followed?
Too soon to say! Except, previous planning efforts for things like the
North Downtown area and so forth have been followed reasonably
closely--focus on goals of plans and not concept diagrams that might
be shown on plans. For the current Hahn Street development
proposals, the RFP included many references/excerpts from
Downtown Plan and North Downtown Plan.
LEMONT INFORMATION
The tour commenced at the Front Street Lofts Sales Office (102
Stephen Street, Lemont, Illinois, 60439), surrounding a detailed
model of the development area. Prior to the tour, copies of the
Lemont Station Area Plan and A Guide to Historic Preservation
were circulated for review.
A weeklong, “24 hour/7 day” charette was conducted as part of
the downtown planning process. New ideas would be posted
each evening, and residents and business owners were allowed
to review the latest sketches and mark up the designs with their
comments.
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The Phase I development of the Front Street Lofts includes
residential housing surrounding a parking structure core. The
parking structure also serves as emergency egress, so its
completion as part of the Phase I development is required.
Phase I will include 262 parking stalls and 82 residential units.
The walking tour included the Front Street Lofts under
construction, almost-completed townhomes and live-work units,
older buildings, and the Depot.

TINLEY PARK INFORMATION
The tour commenced at the new downtown depot (including a
brief visual tour from the depot’s tower), then along South Street,
across the tracks up to a new and the most northern mixed-use
development on Oak Park Avenue, with a concluding discussion
inside the depot. Highlights of the tour’s discussion include:
Make the developer assemble property
approaches the community with a project.

before

he/she

If a developer discusses financing before the project proposal, it
is likely the developer is looking for financial help from the
community.
The four (4) “Rs” of Tinley:
•
•
•
•

Residential
Restaurants
Rail
Recreation

A business owner is encouraged to include residential
apartments as part of its development (the Cook County tax rate
is residential when there is a building with one business and one
(1) to six (6) apartments. The building must be owned by one (1)
owner.
The new depot has brought a lot of pride to the community.
Residents are now shopping in downtown Tinley Park instead of
in the surrounding communities. The cost to construct the depot
was approximately $5 million. A potential new depot at the
community’s other location is estimated to cost approximately $7
million (with a similar quality to the downtown depot).
Greenspace is a key asset to any community.
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FINAL ON-THE-BUS DISCUSSION
Ideas and questions expressed on the bus during the trip home
included:
•
•
•
•

•

•
•
•

•
•

Have a focal point…have one place to go…a destination.
Should a station in Berwyn be “decommissioned”?
A fountain would be nice.
Consider the option of zoning homes commercial, and use
the first floor for a business use and the second floor for a
residential use.
Waiting for a developer to assemble before the City takes on
a project is a good thing; however, a soft market may need
City assistance to realize redevelopment/reinvestment.
Compare the depth of commercial properties with the needs
of modern businesses.
The intersection of Oak Park and Ogden Avenue could be a
gateway into the depot district.
The potential study area for the TOD project would be 31st
Street to the north, 34th Street to the south, Harlem Avenue to
the west, and Ridgeland Avenue to the east, with a focus on
Stanley Avenue (parallel to and north of tracks) and Windsor
Avenue (parallel to and south of tracks).
MacNeal Hospital has a lot of greensPace along Oak Park
Avenue…consider integrating it into the community.
Success is the result of “cross-pollination” between
businesses and the City.

METRA RAIL RESPONSE
The following message was prepared by Mark Minor, Senior
Transportation Planner, Metra Office of Planning & Analysis,
mminor@Metrarr.com:
Thanks again for organizing the bus tour last week. It was
informative for us to see what the steering committee members
saw as positive and negative in and around our stations. It
seems like they have some good ideas for what should be
included in the Berwyn TOD Plan.
While on the bus tour a few things were brought to my attention
that I promised to check on and respond to the steering
committee regarding. I was hoping you would be able to forward
these responses on to the rest of the steering committee.
1) There was a question regarding ownership of the Berwyn
Depot Station.
After checking with Metra's Community Affairs Department it is
our understanding that the City of Berwyn owns the station
building and platforms at the Berwyn Station.
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2) A question was posed as to why postings at the Berwyn
Station are often taken down by the ticket agent. Metra's
Community Affairs Department talked with the BNSF person in
charge of stations and agents. Flyers are generally removed
when too many accumulate and the agent is not able to see out
of the window. The City should contact the BNSF if there is an
issue. Metra is willing to discuss with the community the idea of
installing a glass case in the station where flyers could be
posted. If this is something that the City has interest in they
should contact Demetri Skoufis in Metra's Community Affairs
Department (312-322-6754 or dskoufis@Metrarr.com) to work
out the details. Since the station is of historical significance,
before proceeding, the community should make sure that there
aren't any preservation rules prohibiting glass cases from being
installed in the station.
3) One steering committee member mentioned that at the
northeast corner of Oak Park Avenue and Stanley Avenue there
is a gravel area that the BNSF uses occasionally for materials
and/or vehicles. She was interested to know what could be done
to improve this piece of land. Metra does not own or lease this
piece of land. The City should contact the BNSF directly.
4) A couple of people mentioned recent instances where the
crossing gates seemed to not be working properly. We have
passed these concerns onto the BNSF Railway and they are
looking into the timing and operations of their gates in the
Berwyn area.
I hope this clarifies some of the community's concerns. Metra
can provide a contact at the BNSF if needed by the City. If there
are any additional issues please feel free to contact me.
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Summary of an Interview with the BDC Staff
November 14, 2007
Attendees
•
•
•
•

Brian Pabst
Sara Bratcher
Kurtis Pozsgay
Carrie Haberstich

Berwyn Development Corporation (BDC)
The BDC is the Planning, Community Development, Economic Development, Marketing, and Chamber of Commerce
“Department” for the City of Berwyn. It is a recommending body to the City.
HARLEM AVENUE STATION AND AREA
•
•
•
•

Metra is rebuilding the platform (it currently is in bad shape).
A key gateway into the community.
Underutilized.
Need more stops at this station. [NOTE: Inbound weekday stops are three (3) fewer than the Oak Park Avenue Station. Outbound weekday stops are one (1) fewer than the Oak Park Avenue Station.]

BERWYN STATION AND AREA
•
•
•
•
•
•
•
•

Make it a community gathering area.
Needs a niche serving the entire community.
Redevelopment occurring (good); however, blighted in general.
There will be a ribbon-cutting ceremony for the Sedgwick property tomorrow.
Thirty-four (34) of 52 units are sold.
The area needs major redevelopment – focus on premiere areas.
This Station is the first “nice” stop outside of Chicago.
Bright white lights needed for the new parking deck.

LAVERGNE STATION AND AREA
•
•

Metra is rebuilding the platform (it currently is in bad shape) for approximately $800,000.
Need more stops at this station.

ALL THREE STATIONS
•
•
•
•
•

Ridership is down.
Find a way to tie them together.
The yellowish lighting is terrible.
Get people down there.
Need better landscaping and streetscaping.
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TAX INCREMENT FINANCE (TIF) DISTRICTS
•

•
•

The Depot District has a 23-year TIF that expires in 2019. Two (2) additional areas might be added to the district
area, one along the west side of Grove Avenue and one north of the Canadian National Railway
right-of-way, south of 31st Street.
The 1996-97 TIF districts are the Roosevelt Road, Depot, and Ogden Avenue Districts.
The 1987 TIF district is the Cermak Road District.

BDC COMMITEES
•
•
•
•

Marketing (includes the Membership Taskforce) – Antonio and Marybeth
Special Event Planning Taskforces (e.g. Depot Committee) – Rosario
Piper Award Dinner/Auction – Rosario
TIF Advisory Commissions (two groups: Cermak/Roosevelt and Ogden/Depot)

OTHER
•

Not all of the commuter parking permits are utilized.

•

The “Main Street” for the community is Cermak Road.

•

Metra canceled stops at the Clyde Station in April 2007.

•

1960’s apartments are along the corridor.

•

Look into the West Suburban Mass Transit Grants program for implementation ideas. [NOTE:
Sara to email contact information.]

•

The City hasn’t spent much money on streetscaping and maintenance. Garbage cans and bike
racks are a necessity.

•

Wrought iron along tracks…

•

$430,000 to deck…

•

Contact Ald. Michele Skryd regarding the City’s Main Street Program.

•

Not much coordination with Riverside from a planning and development perspective; however,
redevelopment efforts along Harlem Avenue should include Riverside representatives.

•

Proska Park is a community gathering point and an effort to try to link it to the rail corridor should
be considered.

•

Consider creating a multi-cultural children’s center for families.

•

Make the Oak Park Avenue Depot area the attraction and make it visible.

•

Make the area liveable and walkable, and include cultural and art elements.

•

Look into the Red Stone Room/River Music Experience in downtown Davenport, Iowa. There’s
a new museum and bands play in the courtyard every Friday.

•

There are bike racks in downtown Chicago (near the Hilton on Michigan Avenue) that are
shaped like an old bike with a big front tire.

•

The Depot Committee’s budget is applied to events only.

•

There are other community events than those listed on the BDC website.

•

The TIF Program Application can be submitted for projects that include façade improvements
and redevelopment assistance (includes build-outs and buying down the cost of land).

•

The Commercial Loan Program Application can be submitted by any kind of business.
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•

The City of Berwyn Tax Increment Financing Districts Design Guidelines. After the first of the
year, the BDC hopes to establish new guidelines for all four (4) TIF districts. The guidelines are
not adopted in the zoning code.

•

The City’s Comprehensive Plan is old…the most recent one was adopted in 1993.

•

The Berwyn After Hours events are for everybody. The events are supposed to occur once a
month; however, they’re usually held every two (2) weeks, with some requests being turned
away or postponed due to popularity. Approximately 50 people attend the events on average.

•

The BDC Business newsletter occurs every four to five months, and is produced through the
“Chamber Division” of the BDC.

•

First-Annual Holiday After Hours, hosted by the BDC, will be held Friday, December 7, 2007.
The entire BDC membership will be invited.
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Summary of an Interview with the City of Berwyn Staff
November 16, 2007

Attendees
•
•
•
•
•
•
•
•

Michael O’Connor, Mayor
Stephanie Walker, Finance Director
Bill Hensley, Library Director
Terri Shonder, Director of Community Relations
Jeanmarie Hajer, Director of Community Outreach
Debi Suchy, City Collector
Dan LeBeau, Building Director
Carrie Haberstich

HARLEM AVENUE STATION
•
•
•
•

•
•
•

Not a lot of commercial in the area.
Walking distance to Riverside.
Parking is a problem.
Commuter savings...last stop in Metra’s Fare Zone B before Zone C (Riverside Depot).
Could result in a $20 or $30-plus savings each month. Commuter parking is cheaper than
the surrounding areas.
A “gateway” into the City of Berwyn.
A study was conducted approximately five (5) years ago that looked at traffic signals and
circulation. The timing was adjusted but the traffic signals were not relocated.
The pedestrian crossing – and turning left onto Burlington into Riverside – is NOT pedestrian-friendly.

LAVERGNE STATION
•
•
•

•
•
•

Underutilized.
Not a lot of commercial in the area.
Metra plans to construct new inbound and outbound platforms, a new inbound shelter, and
a new outbound shelter at the LaVergne Station in 2008-09. [NOTE: There is a 22” drop
between the last step on the train and the platform; therefore, the new platform will be elevated. Currently, the conductor uses a step stool for easier and safer passenger access.]
There are a lot of auto builder businesses in the Ridgeland Avenue area.
Blighted buildings.
Six (6) rush our stops into Chicago during the morning rush hour, and four (4) stops out of
Chicago during the evening rush hour.

BERWYN STATION
•
•
•
•
•

Most popular station…it is the “Berwyn” stop and has the most Metra train stops.
Parking garage location.
The business district needs to grow.
The hospital needs to get out of the first floor along Oak Park Avenue.
Need businesses to draw people to the area.
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•
•
•

•
•
•

“Destination”
“Since I’m already here…”
Antique shops need to be located within close proximity to each other. Most people who go antiquing don’t do other shopping during the same trip; however, they might visit a restaurant if
they’re hungry.
Doctors’ offices, income tax offices, and laundromats, are not the kind of businesses that should
be located in the business district.
There should be a focus on the Depot area.
The retail overlay district in the Depot area is causing major problems. It limits “like” offices and
services businesses from locating within 500 feet of each other (retail businesses do not have
this restriction). Real estate agencies need to be educated about the office/service restriction.

METRA RAIL CORRIDOR
•
•
•
•

•

Make all three (3) station areas “walkable”.
There are new bike racks; however, bicyclists still use the street signs to lock up their bikes because the bike racks don’t look like typical bike racks.
Stanley Avenue (north) and Windsor Avenue (south) were studied in the 1960’s by Northern Illinois University and the conclusion recommended one-way pairs at the time.
The western end of the rail corridor is choked with parking. Need to find a way to move some of
the parking eastward. Parking passes may be used anywhere along the rail corridor between
Harlem Avenue and Ridgeland Avenue.
Need more greenery (landscaping) and weed cleanup.

MISCELLANEOUS
•

Visit www.growingsensibly.org (Campaign for Sensible Growth).

•

Visit Urban Land Institute (ULI) for information.

•

Visit Chicago Metropolitan Agency for Planning (CMAP) for information.

•

The Clyde Station in Cicero was closed in April 2007.

•

Ogden Avenue is zoned for commercial uses.

•

Either “C-2” General Commercial Districts or “C-3” General Services Districts zoning doesn’t permit auto-related uses.

•

Need business development.

•

If something is unique, market it!

The area used to have a “fusion” restaurant (upscale sushi) but it closed. Other businesses were
excited when it opened up, but most of the same business owners didn’t patronize the restaurant.
How do we attract or start new businesses and keep them here?
Like the “main” Madison Street in Forest Park.
•

Most landlords are a problem. They don’t seem to care what business occupies their spaces,
just as long as they get rent money.

•

The City needs a plan.

•

The plan needs to be aggressively pursued!
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•

A private firm efficiently reviews the building permit applications.

•

Zoning review slows down the process. It can take three (3) to four (4) months to process an
application.

•

Zoning Board of Appeals meets the third Tuesday of the month, and hears a maximum of three
(3) cases per meeting. The cases are both commercial and residential, and they are taken on a
first come, first served basis.

•

Change is not welcomed by everyone – especially to those who think the area is not “broken”.

•

Focus on how the final plan is presented to the community. Show the differences. Make the
area work better.

•

Cicero Depot. The train station to be redone. Condos in the 26th Street area.

•

Consider Metra stops at Harlem and LaVergne, and convert the Oak Park Station (“The Depot”)
to the City’s activity center, without Metra stops.

•

How are people getting to the area? Walking? Driving? Other?

•

Condos can be a maximum of 60 feet in height. Other regulations, such as lot coverage, also
apply.

•

There is a waiting list for liquor licenses. The maximum number is limited by the Municipal
Code.

•

The north Berwyn area has more things for kids to do.

CENTENNIAL COMMITTEES (POSTER ON THE WALL IN THE CONFERENCE ROOM)
•
•
•
•
•
•
•
•
•
•
•
•
•

Core
Ad/Cookbook
Advertising/Marketing
Dinner Dance
Festival
Figures on Parade
Historical
Parade
Raffle
Sponsorship
Street Decorations
Ward Celebrations
Group Liaison

RECOMMENDATIONS FOR NOTIFYING THE PUBLIC REGARDING THE FEBRUARY
VISIONING WORKSHOP
•
•
•
•
•
•
•

Direct Mail (best bet) – two (2) or three (3) block radius of rail corridor.
Press Release
City of Berwyn Website
Sending a notice out in the water bill is not an option – too many items are included already.
Posters in the Train Stations
Flyers/Handouts in the Businesses
Berwyn Development Corporation
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Summary of an Interview with Pace Bus Representatives
December 5, 2007

ATTENDEES
•
•
•
•
•

Bob Huffman
Tom Radak
Heather Tabbert
Kurtis Pozsgay
Carrie Haberstich

LEVEL OF SERVICE
•
•

•

No expected increase in level of service (LOS) at this time, especially if the transportation budget
allocation from Springfield is not increased.
“Pace Restructuring Initiatives” are action plans (analyze then take action), not “studies”. The
analysis includes an implementation strategy that could be phased in over time.
• A restructuring initiative for the Berwyn area is expected to be conducted in the next
year or two.
• Conducted by region.
• Service restructuring plans include ridership, demographics, etc.
• The outcome could include more service or less service; however, in the Berwyn area
it is not anticipated to be reduced, since it’s a strong region for Pace Bus.
“Community Transit Program” connects people to trains, shopping, senior housing, etc. The future of transit includes the following modes (since traditional bus service in the suburbs is not
working):
• Taxi
• Dial-a-Ride Bus
• Paratransit
• Small Transit Vehicle

RIDERSHIP
•
•
•
•

No ridership numbers are available at this time. If desired, contact Tom Radak via email to request data collection. Data can be collected by route.
The Automatic Passenger Counter (APC) has information collected per bus stop.
Ridership has not likely changed significantly in the Berwyn area.
Route 312 was discontinued in 2006.

PLANNED CHANGES
•
•

Not expected in the immediate future.
Four (4) direct and three (3) indirect routes service Berwyn.
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•

Input would include:
•
•
•

Public Outreach. The outreach generally includes “open houses” held in several
communities within the route service area over the course of several weeks.
Advisory Council.
Technical Advisory Council. (May include market research, service plans and concepts, land use, passenger amenities, etc.)

BOARDING AND DESTINATION ANALYSIS
•
•
•
•
•
•
•
•
•
•

Possibly combine routes for a “one seat” ride (in lieu of transferring).
Turnouts
Kiosks
Wayfinding signs
Amenities: shelters, paths to shelters, etc.
Signal priority
Queue-jumping
Each community needs to enforce parking regulations to ensure efficient, effective, and safe bus
service.
Pace Bus and the City of Berwyn have a good working relationship; however, more frequent ongoing communication is desired.
Don’t use budget as an excuse not to do something to establish better service.

PACE BUS AGENCY SERVICE
•
•
•
•

Six (6) counties
250 routes
280 communities (of which 188 are directly serviced by Pace Bus)
Approximately 600 van pools in the six-county area.
•
•
•
•
•
•
•
•
•
•
•

Most are suburb-to-suburb routes.
Can meet at a park and ride and drive to work from there.
Maximum two (2) stops at the destination-end of the trip.
Great options for businesses.
Can be used for third shift workers too.
Contact business development at www.pacebus.com for more information.
The driver doesn’t pay; however, the driver and back-up driver need to take a driver
training class.
There’s a monthly fee for the service.
Pace Bus pays for gas, car washes, etc.
Riders must have similar time schedules.
There are approximately 10,000 Pace Bus stops.
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DIMENSIONAL REQUIREMENTS
•
•
•
•
•
•

See “Pace Development Guidelines”. Includes information such as sight lines, distances, etc.
Call 847-228-4287 with specific questions.
A government affairs representative, a Pace engineer, and additional Pace representatives
would visit the site to determine what changes are necessary.
A special pull-out lane works best (a.k.a. “turn-outs” or “cut-outs”).
A shoulder lane is just as satisfactory as a pull-out lane.
A sub-base concrete pad is a “best practice” – especially at bus stops with longer layovers and
at transfer points. Most road damage occurs at bus stops and areas of bus acceleration and deceleration.

PEDESTRIANS
•

Need pedestrian links to service the bus stops.

COMMITMENT
•

Need commitment by the community to keep service going…consider what the constituents
want.

FUNDING
•

If improvements are on State highways, County roads, or in an area that is undergoing reconstruction, funding could come from those entities.

PARKING ENFORCEMENT
•
•

Kurtis will contact the City of Berwyn regarding the parking enforcement issue.
The best ways to enforce parking rules are to tow cars away or issue a ticket with a large fine.

METRA
•

•

The train depots need to be consistent in getting the word out regarding Pace Bus service –
Pace Bus helps bring in Metra riders. Pace needs to coordinate this initiative with Metra and the
BNSF Railway.
A standardized Pace Bus information kiosk for all depots would be best.
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Visioning Workshop
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A Visioning Workshop was held on Saturday, February 9, 2008,
in the Community Room of the Berwyn Police Station.
This full-day workshop was well-attended, with approximately 65
individuals observing the data collection and analysis presentation, 44 individuals completing the Visual Preference Survey
(VPS) and Questionnaire, and approximately 20 individuals participating in the afternoon Charette (a design-based brainstorming session).
The following pages contain the presentation slides, the results
of the VPS, and a summary of the afternoon Charette.
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Commercial Market Analysis

Berwyn Transit-Oriented Development Study

BERWYN COMMERCIAL MARKET ASSESSMENT
Prepared by:
REAL ESTATE PLANNING GROUP
Chicago, Illinois
November 11, 2008
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Summary of Findings
Berwyn is an early 20th century suburb of Chicago whose roots go back to the
beginning of the Chicago. Berwyn, like Riverside – its neighbor to the west, began
as a planned transit-oriented subdivision.
The population of Berwyn exploded between 1920 and 1930 and reportedly was
Chicago’s fastest-growing suburb in the 1920s. By 1930, Berwyn had almost
reached its population peak and since then has kept a relatively stable population
base and remains a solidly middle-class bedroom community.
Three transit stations and a strong employment anchor in MacNeal Hospital shape
the Depot area of Berwyn. However, the Depot area’s lack of visibility from major
thoroughfares limits its commercial appeal.
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If Berwyn were not a suburb of Chicago, Berwyn would have sufficient population to
be its own metropolitan area. The 2006 Census Bureau population estimate is
50,820. However, the 2006 population estimate is down significantly from the 2000
Census count of 54,016.
In 1990, the number of households was 19,298 and in the 2000 Census, it was
19,702. The Census Bureau does not provide interim household estimates. The
Chicago Metropolitan Agency for Planning (CMAP) has projected that by 2030,
Berwyn will have 63,433 people living within 19,904 households. The anticipated
change in household structure to larger households will generate most of the
population growth.
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From a retail perspective, the household unit becomes the basis for measuring
expenditures and Berwyn’s changing household structure will likely influence what
kinds of goods and services the residents will purchase. It is anticipated that
younger residents with more children will replace Berwyn’s aging population.
Based on the 2006 Census population estimate of 50,820 people, Berwyn has a
population density of 5,032 people per square mile. The private data service
provider that REPG uses is Scan/US; they estimate Berwyn’s 2007 population at
51,827 with 18,621 households. Based on Scan/US estimates, the household
density in Berwyn averages 2.9 households per gross acre of land within the city.

Map shows Population Density

The map above shows the distribution of population density. Areas in the light
cream shade show where there are less than 5,000 people per square mile, which is
the average density for Berwyn. The lightest shade of green shows areas where the
density is between, 5,000 and 10,000 people per square mile, the mid-shade of
green are intensely urban with 10,000 or more people per square mile, and the
darkest shade of green shows areas equivalent to 15,000 people per square mile or
higher. Most of the areas within walking distance of Berwyn’s downtown have
densities equivalent to 5,000 and 10,000 people per square mile. To support retail
without convenient automobile access, many retailers want 15,000 people per
square mile or higher.

7-B4

Household Structure
In 1990, the average household in Berwyn had 2.34 people. That number increased
to 2.73 people per household in the 2000 Census and the Scan/US 2007 estimate is
2.77 people per household.
In 1990, 25.3% of the households had children, and the 2000 Census reported that
35.7% of the households had children. Scan/US 2007 estimates that 58.1% of
households have children. As new generations move into Berwyn, the community is
regaining many of its historic demographic characteristics.
Age Distribution

Berwyn Age Distribution
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In 1990, 21.5% of Berwyn’s population was 65 or older and this age cohort is now
down to 13.5% -- a very significant decrease. Where in 1990, only 16.3% of the
population was under 14 years, today it is 22.1%. The trend, however, is pointing
up, but not to its previous extent. REPG was able to track one age cohort (44 to 64
years of age) back to 1930. In 1930, the 44 to 64 age cohort represented only
15.7% of the population. By 1940, this age cohort grew to 23.3%, and increased
again in 1950 to 28.6%. The 44-65 age cohort peaked in 1960 at 30.4%. By 1990, it
had dropped to 19.2%, and in 2000, it declined to 19%. Today, the 44-65 age cohort
is estimated at 22.7% and is projected to increase to 24.1% in five years. This age
group is one when their children leave home and families typically have their highest
earning potential.
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Income
In 1990, Berwyn’s average household income was 80% of the Chicago metro area’s
average; by 2000, it had fallen slightly to 78%. Scan/US 2007 estimates indicate
that the average household income in Berwyn is $55,765 with a median household
income of $52,593. Berwyn’s estimated 2007 household average income is
estimated now at 75% of the Chicago metro’s average. However, Berwyn’s median
income of $52,593 is just 6% below the metropolitan area’s median income and
reflects solid middle-class economics. However, per capita income is a third popular
way to compare incomes. Scan/US estimates Berwyn’s 2007 per capita at $19,926
and the Chicago Metro area per capita at $27,041 – a significant difference of 26%.
What Berwyn lacks is a significant affluent population. Only 16.3% of the
households have annual incomes of $100,000 or more; almost half (47%) have
household incomes in the middle ranging from $40,000 to $99,999, about a quarter
(25.9%) are lower income households, that is $29,000 or less, and 10.8% of the
households are moderate income households that have average household incomes
between $30,000 and $40,000.
Diversity
The most significant change to Berwyn is its rapidly increasing diversification. Until
1990, Berwyn was an almost all-white community with a diversity index of 19. By the
2000 US Census, the index jumped to 50. The principal source of Berwyn’s diversity
has been the significant influx of Hispanic households. In 1990, Berwyn’s Hispanic
population was just 7.9%. This percentage grew to 38% by 2000. Scan/US 2007
estimates the Hispanic population now represents 40% of Berwyn’s population.
Socio Economic Profile
The market research firm Environmental Systems Research Institute (ESRI) groups
households with similar demographic factors into psychographic profiles; ESRI
characterized a significant population of Berwyn into three psychographic segments
and they describe these segments as follows:
Segment I- “Main Street.” Main Street, USA neighborhoods are a mix of singlefamily homes and multiunit dwellings. This market is similar to the United States
demographics. These members tend to be active in their community and participate
in local civic issues as well as working as volunteers. Activities associated with this
group are bowling, ice skating, high computer use, and taking aerobic classes.
Segment II: “Industrious Urban Fringe.” Most residents in this segment work in the
manufacturing, construction, retail trade, and service industries. The family is
central, and children are present in more than half of households. Many live in
multigenerational households. Purchases focus on necessities for babies and
children, with primary purchases of toys and video games. They tend to be big
movie fans.
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Segment III: “International Marketplace” These neighborhoods are a blend of
cultures and household types. Families with children occupy a very high percentage
of households. A typical family rents an apartment in an older, multi-unit structure.
Top purchases include groceries and children’s clothing. Residents shop at stores
like Marshalls and Costco. They like to watch movies and sports on TV.
Visibility
From a retailer’s perspective, store visibility and accessibility is important to their
success. Many retailers measure their store’s visibility by the number of people that
can see their store sign.

The major thoroughfares of Berwyn have high traffic counts. Twenty-nine thousand
(29,000) vehicles drive on Harlem Avenue daily past the Metra/BNSF Railway Line.
Ogden Avenue has traffic counts of 24,000 to 33,900 vehicles per day, 39th Street
with 20,200 vehicles per day, and Roosevelt Road with 26,200 vehicles per day.
These major thoroughfares provide the greatest visibility to retailers. Oak Park
Avenue has counts of 10,200 vehicles per day near 26th Street and 7,300 vehicles
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per day near Ogden Ave. These interior streets do not meet the minimum threshold
of approximately 20,000 vehicles per day that many retailers set as a minimum
where highway visibility is important to their business.
Berwyn, which has its historical roots as a transit-oriented community, also gets
visibility from the Metra/BNSF Railway Line that runs from Downtown Chicago to
Aurora. Based on Metra’s Fall 2006 boarding and alighting counts, the Metra/BNSF
Railway Line is the busiest line on the Metra system, carrying over 55,000
passengers daily, with the majority traveling through the City of Berwyn.
The busiest station in the City is the Berwyn Station with 718 boardings on
weekdays. The Berwyn Station ranks 80th (34th percentile) among Metra’s 234
stations located outside of downtown. The Harlem Avenue Station has 530
boarding, which ranks it 102nd (44th percentile) in the Metra system. The LaVergne
Station has 159 boardings, which ranks it 181st (68th percentile) in the Metra system.
The three Metra stations have total passenger boardings of 1,407 on weekdays.

Berwyn Metra Station Boarding
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Source: Metra’s 2006 Boarding and Alighting Counts
In the 23 years in which Metra has reported station passenger boardings (19832006), Berwyn reached its peak in 1989 and has steadily declined since then.
Overall, Metra ridership on the Metra/BNSF Railway Line has increased reaching its
peak in 2006 as farther out suburban station ridership has grown.
Metra has station parking at each of the three stations: 177 spaces at Harlem
Avenue, 240 spaces at Berwyn, and 157 spaces at LaVergne.
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The 2000 Census reported 4.4% (or 1,050) residents of Berwyn’s 23,990 working
population used Metra service to commute to work. This is a decline from the 1990
census when 6.1% of the 21,447 workers (approximately 1,310) commuted to work
on Metra.
The Census information does not point to any specific demographic characteristics
attributable to this 30% decline in total Metra station boardings. The number of
“white collar” employees has remained about the same between 1990 and 2000 and
the number of residents with a college degree or higher has increased from 4,943 to
5,962, albeit the percentage of residents 25 years and older with degrees (17.2%)
remains well below the national average of 27%.
Looking at the 10,285 people who work in Berwyn, the Census reported that in 2000,
only 0.5% (or approximately 55) workers took Metra to Berwyn. This is up from
1990, when the Census reported 9,616 people working in Berwyn, and 0.3% (or
approximately 37) workers who took Metra to Berwyn.
According to Metra’s 2002 Origin-Destination Survey, approximately 59% of a.m.
boardings at the three Metra stations in Berwyn are Berwyn residents. This means
that approximately two out of five commuters boarding at the three Metra stations in
Berwyn live outside the City.

Accessibility
In addition to visibility, accessibility – that is, ease of access to a site – is of equal
importance to retailers. The Burlington Northern Santa Fe line serves as a barrier
separating Berwyn reducing north-south access to just six crossings: Harlem,
Home, Grove, Oak Park, East and Ridgeland.
Windsor Avenue parallels the Metra/BNSF Railway Line on the south side of the
tracks and Stanley Avenue parallels the north side. REPG examined the
demographics of each of these rail-crossing streets at both Windsor Avenue and
Stanley Avenue to learn if one side or the other had a stronger service area. Our
analysis looked at a quarter-mile, half-mile, and mile rings around each intersection.
REPG selected these three distances to represent the primary walking distance to
the intersection, the secondary walking distance, and the mile ring representing the
immediate “neighborhood” area around each of these intersections. In these three
distances, REPG did not find any statistic indicating a better side of the tracks from a
demographic perspective. The Windsor Avenue side had an average of 29,199
people living within one-mile of the six intersections and Stanley had 29,215.
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Key Demographics at Berwyn Railroad Crossings
Harlem & Windsor
Population
Households
Avg. HH Income
Employment
Home & Windsor
Population
Households
Avg. HH Income
Employment
Grove & Windsor
Population
Households
Avg. HH Income
Employment
Oak Park & Windsor
Population
Households
Avg. HH Income
Employment
East & Windsor
Population
Households
Avg. HH Income
Employment
Ridgeland & Windsor
Population
Households
Avg. HH Income
Employment
Scan/US 2007

Quarter Mile Ring

Half Mile Ring

Mile Ring

2,097
904
$71,905
577

6,517
2,678
$73,207
2,949

22,273
8,469
$68,588
8,812

2,079
930
$61,631
2,490

7,511
3,118
$65,707
5,441

26,387
9,939
$65,285
9,209

2,038
881
$60,494
3,739

7,510
3,048
$63,309
5,345

28,693
10,555
$63,225
9,659

1,992
838
$62,522
3,475

7,515
2,989
$62,562
5,233

30,033
10,933
$62,133
9,830

1,935
736
$68,073
859

7,914
2,958
$60,337
5,170

33,145
11,666
$58,393
9,959

1,591
576
$59,212
392

7,826
2,668
$59,946
2,047

34,662
11,713
$55,374
10,254
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Demographic Areas covered by Quarter, Half, and Mile Rings from each of the six rail-crossing
streets at Windsor Avenue.

However, the most significant influence on Berwyn’s retail accessibility is Oak Park
Avenue’s half-mile location east of Harlem Avenue. The concentric rings do not
show a significant difference in the potential service population; but, drive time
contours, which measure convenience, show a significant trade area difference.
Within a three-minute drive time, the Harlem Avenue/Windsor Avenue area provides
more convenient access to almost 60% more people than the Oak Park
Avenue/Windsor Avenue area (43,732 people to 27,783 people, respectively). This
trade area difference translates into significant potential expenditure differences. For
example, in restaurant eating potential, the difference between Harlem Avenue and
Oak Park Avenue is approximately $18.1 million dollars annually. Of course,
convenience does not entirely govern every consumer-buying decision; but for many
items, it is a significant influence.
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Comparison 3-minute Drive Time Contours between Harlem and Oak Park Avenues

Employment
The City of Berwyn developed as a bedroom community without industry. Berwyn’s
major employer has been Mac Neal hospital with 2,437 employees. In addition to
MacNeal Hospital, Berwyn has another 1,169 people employed in health care and
social assistance employment. Overall, health care and social assistance
represents 39% of Berwyn’s 9,164 workers (2006) employed within the city. Other
major employment sectors are food service with 1,140 employees and retail trade
with 1,132 employees. The overall employment level in Berwyn has remained
relatively constant since the Illinois Department of Employment Statistics (IDES)
reported these statistics in 1991.
The quarter-mile area around Grove/ Oak Park and Windsor represents almost 40%
of Berwyn’s employment. Moreover, almost 60% of Berwyn’s employment is within a
half mile of this location.
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City of Berwyn Per Capita Retail Sales 2000 and 2006
Selected Categories
2000
2006
General Merchandise
$244
$225
Food
$643
$638
Restaurant
$826
$1,005
Apparel
$190
$311
Home Furnishings
$403
$366
Drugs & Misc. Retail
$1,043
$1,141
Total
$3,349
$3,686
Source: Illinois Department of Revenue;
Census 2000: 54,016 population; and
Census 2006 (estimate): 50,820 population.

Comparative Per Capita Retail Sales Analysis by Selected Categories
General
Merchandise

Food

Restaurant

Apparel

$255
$638
$1,005
$311
$1,275
$1,019
$566
$169
$5,475
$2,555
$2,023
$430
$587
$1,085
$821
$7
N/A
$1,368
$356
$101
N/A
$4,616
$838
N/A
$60
$1,422
$1,135
$284
Source: Illinois Dept of Revenue, 2006 Census Estimates, REPG
Berwyn
Cicero
Forest Park
Lyons
Riverside
Stickney
Oak Park

Home
Furnishings

Drug &
Miscellaneous

Total

$366
$62
$751
$185
$48
N/A
$173

$1,141
$771
$1,732
$1,513
$182
$1,648
$1,158

$3,686
$3,862
$12,966
$4.198
$2,055
$7,102
$4,232

Sales Gap Analysis
Sales gap analysis is a model for estimating retail potential that has theoretical
applications, but in practice has little to no useful purpose. This model compares the
potential sales with actual sales; and, theoretically, if the potential sales exceed the
actual sales, there is room for more retail.
The amount of supportable retail square footage is the gap amount, (potential sales
– actual sales = gap amount), divided by an estimate of the sales per square foot of
retail space necessary to support market rental rates for existing buildings or sales to
support new construction. Sales Gap Analysis is applied to apparel in the following
example; however, it also can be applied to the food, restaurant, home furnishings,
and drug categories listed in the table above.
Example
From Berwyn’s estimated 18,621 households (2007), REPG estimates that
the apparel purchasing power is an average annual amount of $1,725 per
household (Source: BLS), or a total of $32.1 million.
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The State of Illinois sales tax reports (2006) show that Berwyn apparel sales
were $311 per capita (see tables above). At an estimated population of
50,820 the total apparel sales were $15.8 million.
The gap between the $32.1 million potential sales and the $15.8 million actual
sales indicates theoretically that Berwyn has an unmet potential of $16.3
million in apparel sales. If we assume a market rent of $20 per square foot of
retail space, and a rent-to-sales ratio per square foot of 10%, then apparel
stores need to earn $200 in sales per square foot of retail space. The Sales
Gap Analysis model then shows a need for 81,000 square feet of retail in
Berwyn, and with an average apparel store of 4,000 square feet per store,
Berwyn could theoretically support about twenty new apparel stores.
REPG calls the Sales Gap Analysis model naïve because the model’s assumptions
are flawed. This model assumes that retail sales are evenly distributed throughout
the region, which means that hierarchy of locations and agglomeration of similar
stores do not affect retail sales. That means no shopping centers or downtown
shopping districts.
Second, this analysis assumes the trade area in this case is the City of Berwyn.
REPG is not aware of consumer studies that give any significant weight to municipal
boundaries in the consumer’s decision of where to buy apparel. However, this
model could define other trade areas based on distance or travel time.
Another problem is estimating existing store sales with the only semi-reliable source
of tax receipts based on municipality.

Store Gap Analysis
We could go on regarding other methodological problems with Sales Gap Analysis.
REPG believes a better methodology is to use the technique that stores use in site
selection, and that is Store Gap Analysis. This technique identifies locations that do
not fall within the trade areas of existing operations; and after the model identifies
the trade area gaps, analog models compare the demographics of the gap areas
with the demographics of existing or similar operations. Afterwards, a more sitespecific analysis is applied that looks at specific site requirements. In the case
Berwyn, where chain store interest is dubious, REPG compares the demographics
with other retail areas outside of Berwyn.
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Berwyn Analogs
Earlier in the planning process, the Berwyn TOD Steering Committee and the
consultants toured three communities – Elmhurst, Tinley Park, and Lemont to
observe their downtown areas. All three have Metra commuter train stations. In
addition, REPG added three more communities: Forest Park, Des Plaines, Franklin
Park, and Palatine as communities that showed similar housing characteristics. As
comparisons, we examined demographics from a quarter mile, half-mile, and milerings around the center of the central area. In Berwyn, the center is the intersection
of Oak Park Avenue and Windsor Avenue.
REPG is experimenting with a new online program called “Walk Score” which is a
measure of a location’s “walkability”. It measures how many theaters, restaurants,
retail, hardware stores, etc. are within one mile of an address (in this case, an
address in each community’s downtown). A score is then calculated.
Walkability of a Central Area
Central Area
Walk Score
Elmhurst
98
Forest Park
89
Des Plaines
86
Berwyn
75
Palatine
75
Franklin Park
62
Tinley Park
58
Lemont
43
Source: WalkScore.com
The Walk Score describes areas with scores of 90 to 100 as a “Walker’s Paradise”,
scores of 70 to 90 as “Very Walkable”, scores of 50 to 70 as “Somewhat Walkable”,
and scores of 25 to 50 are “Not Very Walkable”.
The “Walk Score” algorithm is in its early stages of development; however, it does
provide some measure of the density of retail on a gross basis. Berwyn scores
relatively well with the gross rating that relies upon quantity and variety, but not
quality of stores.
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Visibility Analogs
Two measures of visibility are the number of people who board the Metra and
Chicago Transit Authority (CTA) trains weekdays and the average number of
vehicles daily on the major roadways. In addition, we also recorded the number of
commuter parking spaces assigned to the particular stations.
Visibility Analog Matrix
Station

Berwyn

Metra and Commuter Average Daily Vehicular Traffic
Parking
CTA Daily
Boardings
2006
718
333 10,200 on Oak Park north of tracks, 7,300 on Oak Park
south of tracks.

Elmhurst

1,833

1,274 15,200 on York St north of tracks 5,600 on York St
south of tracks, and 2,100 on West 1st Street

Tinley Park
(Oak Park
Avenue)

1,232

1,104 17,400 on Oak Park north of tracks and 13,000 on
171st St.

Lemont

381

338 34,100 on State Street (bridge), 20,800 on State St
south of Illinois St. 4,900 on Main Street and 6,000 on
Illinois Street

Des Plaines

1,085

333 18,500 on Miner St., 3,400 on Pearson, 18,500 on
River Road, and 25,600 on Lee Road combined.

Forest Park
(Des Plaines –
CTA Station)

4,152

648 4,900 on Des Plaines Avenue

Forest Park
(Harlem Avenue –
CTA Station)
Palatine

Franklin Park

955

0 12,600 on Madison St, 38,300 on Harlem Avenue

2,105

1,262 6,500 on Smith Road, 11,300 on Palatine Rd, and
5,900 on Plum Grove Road

461

300 12,900 Franklin Ave and 14,100 25th St.

Source: RTAMS and IDOT. Metra and CTA counts are average weekday boardings and 2007
parking spaces. IDOT counts are Average Daily Vehicles.
Berwyn’s daily Metra boarding counts with the exception of Lemont and Forest Park
(which does not have a Metra station) are significantly lower than most of the
selected analog areas.
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However, from a vehicular perspective Berwyn’s major street – Oak Park Avenue
has counts that are not significantly different from the major analog areas. Berwyn’s
central area major vehicular deficiency is its half-mile distance from Harlem Avenue.

Demographic Analogs
Quarter-Mile Ring (Walking Distance)
Berwyn Elmhurst Tinley Park Lemont
Population
1,992
1,083
1,032
421
% Hispanic
25.2%
5.9%
13.8%
10.3%
Households
838
547
433
174
Single Householders
322
267
141
59
Avg. HH size
2.4
2.0
2.4
2.4
Avg. HH Income
$62,522 $118,647
$58,207 $75,309
% College +
30%
57%
24%
29%
Per Capita Income
$26,615 $59,888
$24,441 $31,129
Food Away Potential
$2,340
$2,438
$1,162
$551
Employment
3,475
3,108
1,061
482
Source: Scan/US 2007 and REPG

One-Mile Ring (Neighborhood Distance)
Berwyn

Elmhurst

Population
30,033
17,689
% Hispanic
33%
5.8%
Households
10,933
6,150
Single
3,207
1,629
Householders
2.7
2.7
Avg. HH size
Avg. HH
$62,133 $110,807
Income
28%
43%
% College +
Per Capita
$23,043
$40,576
Income
$30,618
$26,051
Food Away
Potential
9,830
9,381
Employment
Source: Scan/US 2007 and REPG

Tinley
Park
13,329
9.3%
5,184
1,514

Lemont

2.5
$63,153

2.8
$82,166

27%
$25,312

44%
$29,740

$14,729

$8,008

6,072

3,611

6,592
8.1%
2,357
563

REPG studied six other business areas; all but Forest Park are TOD areas. The first
collection business areas are from the tour. These include Elmhurst, Tinley Park,
and Lemont. The other group is municipalities that the consulting team considered
analogous to Berwyn from the perspective of housing.
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Based upon a general walking distance of a quarter-mile, the potential “eating out”
expenditures are only sufficient to support one small restaurant. This means that in
most cases restaurants will need to provide parking to capture their market share
from a larger area.
From a mile-ring, Berwyn has substantially more people and higher restaurant
potential than any of the comparison communities.

Quarter-Mile Ring (Walking Distance)
Berwyn
Des
Forest Palatine Franklin
Plaines
Park
Park
Population
1,992
2,087
3,586
1,449
1,810
% Hispanic
25.2%
11.1%
11.3%
14.2%
39%
Households
838
1,316
1,872
757
627
Single
322
822
935
375
166
Householders
2.4
1.6
1.9
1.9
2.9
Avg. HH size
Avg. HH
$62,522 $51,331 $53,185 $70,529 $55,473
Income
30%
33%
43%
40%
21%
% College +
Per Capita
$26,615 $33,886 $27,785 $36,854 $19,231
Income
$2,340
$3,236
$4,728
$2,233 $1,637
Eating Out
Potential
3,475
1,580
1,088
1,202
607
Employment
Source: Scan/US 2007 and REPG

One-Mile Ring (Neighborhood Distance)
Berwyn
Des
Forest Palatine Franklin
Plaines
Park
Park
Population
30,033
16,155
30,909
13,484 18,367
% Hispanic
33%
15.6%
9.5%
11.6%
37%
Households
10,933
7,233
14,974
5,655
6,207
Single
3,207
3,095
6,985
1,950
1,518
Householders
2.7
2.2
2.0
2.4
2.9
Avg. HH size
Avg. HH
$62,133 $56,220 $75,201 $79,485 $52,106
Income
28%
33%
53%
42%
21%
% College +
Per Capita
$23,043 $26,925 $36,906 $33,493 17,786
Income
$30,618 $18,932 $47,582 $18,727 $15,571
Eating Out
Potential
9,830
8,274
18,274
9,304
9,983
Employment
Source: Scan/US 2007 and REPG
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Besides the first set of comparable communities, the consultants suggested four
other communities for comparison: Des Plaines, Forest Park, Palatine, and Franklin
Park. Only Forest Park does not have rail service to their business center.
Although Forest Park has two CTA Blue Line Stations and no Metra commuter
service, REPG believes that Forest Park is probably more analogous than any of the
other areas. In fact, it may be the best comparable community overall. Forest Park
is just four miles north of Berwyn on Harlem Avenue and a community hospital
anchors this area too. The most significant difference demographically is the
substantially higher per capita income in Forest Park, which is 60% higher than
Berwyn when looking at the mile-ring; however, at the quarter-mile ring, Berwyn
income is higher. The higher number of single householders in Forest Park
indicated by the lower household size increases Forest Park’s ability to provide
higher expenditure potential for restaurants than Berwyn.
In addition to Forest Park, Franklin Park, while less affluent than Berwyn, has a
central area that is similar to Berwyn – in that both have poor visibility from major
thoroughfares. However, Berwyn has better demographic characteristics than
Franklin Park and therefore has a better retail potential.

7-B19

Commercial Inventory of Downtown Berwyn
Berwyn’s central area runs along the north and south sides of the Burlington
Northern Santa Fe line on Windsor and Stanley Avenue.

Address

Berwyn Study Area Commercial Inventory
Description
Photo
Windsor Ave Corridor

Harlem Ave.
7148 Windsor

7140 Windsor

Harlem Rail-crossing
One story frame commercial
building with 66 feet of
frontage on Windsor and 43
feet on Harlem. Building is
about 80+ years old. Oasis
Bar.
One story Chinese
restaurant on 25 by 65 lot

7138 Windsor

Two story with residence on
2nd fl. James Joyce Bar on
ground floor, lot 30 by 70

Three commercial uses

They have about 120 feet of
frontage and a depth from
45 to 75 feet. Total area
7,200 SF
A mix of two story residential
uses of various ages from
50 to 80 years old.

Remainder Block east to
Maple Ave.

Maple Ave
Block to alley is multi-unit
buildings and from alley to
Wisconsin Ave a SFR
Wisconsin Ave
SFR facing Wisconsin and
Wenonah
Wenonah Ave
SFR facing Wenonah and 3-
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Home Ave

6948 Windsor

6938-40 Windsor

6936 Windsor

Clinton Ave
6918 Windsor

flat facing Home Ave
Home Ave. Rail-crossing
(Home Ave is four blocks
and 1,500 feet (quarter-mile)
east of Harlem)
Recently restored one story
commercial with 5-20x95
foot stores. Corner unit is
educational day-care center
with 75’ frontage. Looking
for restaurant in space w/50’
frontage. 20’ space for
office
Two story with 6 apts on 2nd
floor in 40 yr old building.
Hair salon and office.

Three-story courtyard apt
building facing Clinton Ave
with retail along Windsor.
Tanning salon, insurance
agent, dry cleaners, and
coin laundry
A one story commercial
building. Lot 100’ x 95’.
Pillars Fulfillment Center (a
non-profit organization).

6910 Windsor

A one & two-story building,
with commercial on the first
floor and residential on the
second floor. Funeral home.

6903 - 06 Windsor

One story restaurant. Lot 40’
x 125’. Olive or Twist.

6900 Windsor

Two-story commercial with
two stores and 4 apts. Lot
has 45’ on Windsor and 130’
on Kenilworth. Reflections –
housewares & gifts -- Other
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store facing Kenilworth
vacant.
Kenilworth Ave
6844 Windsor

6840 Windsor

Parking Lot 25’ on Windsor
and 110’ Kenilworth approx.
4,400 sq ft.
One story medical office

6838 Windsor

Two-story, retail on 1st and 4
apts. on 2nd floor. Vacant.
Lot 25’ x 125’

6836 Windsor

Two-story with 1st floor retail
and 2nd floor apts. Over the
Rainbow – gifts, Filmore
used books, Mary Memories
antiques, law offices,
medical offices, Café. Lot is
approx. 170’ on Windsor x
130’ on Grove.

Grove Ave
6820 Windsor

Grove Rail-crossing
Two-story commercial.
Cigarette store. Lot 25’ on
Windsor and 110’ on Grove.

6816 Windsor

Two-story building with
apartments on the second
floor. Lot 100’ x 110’ deep.
Vacant 1,160 sq ft. Windsor
restaurant/sports bar,
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6800 Windsor

Five-story office with 1st floor
retail. Occupied by
MacNeal Hospital.

Oak Park Ave

Oak Park Rail-Crossing
MacNeal Hospital

Euclid Ave.
MacNeal Hospital Parking
Wesley Ave.
Residential
Clarence Ave
East Ave
6580 Windsor

Multi-family residential
East Ave Rail-Crossing
One-story retail that appears
structurally damaged. Lot
has approx 60 feet frontage
on Windsor and 100 feet of
frontage on East Ave.

Scoville Ave
One mulit-family unit and
SFR
Gunderson Ave
Fire Dept. and SFR
Elmwood Ave
Ridgeland Ave
East of Ridgeland

SFR
Rail-crossing
Towing Company yard
Stanley Avenue Corridor

Harlem Ave.
3259 Harlem

Rail-crossing
One-story retail strip with
parking on Stanley.
Connie’s Family Dining.
Parking at rear to Maple.

Maple Ave
Multifamily residential
Wisconsin Ave
Multifamily residential
Wenonah Ave
Home Ave

Multifamily residential
Rail-Crossing
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Multifamily residential
Clinton Ave
6923 Stanley Ave

One-story store. Hair salon.

6915 Stanley

One-story store. Dry
Cleaners.

6901 Stanley

One story. Dentist offices.

Kenilworth Ave
6845 Stanley

One-story commercial.
Galaxie Upholsterer.

6842 Stanley

One-story commercial.
Insurance office.

6837 Stanley

One-story commercial. Able
Printing Company.

6833 Stanley

Two-story frame and
masonry building with
ground floor retail, 2nd floor
apts. Wild Inc. Gifts.
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6829 Stanley

One-story commercial. New
front. Dance studio.

6827 Stanley

One-story commercial. New
front. Medical offices.

6825 Stanley

Two-story commercial, new
façade. Retail on ground,
apartments above. Law
offices and a Jewelry store.
On Grove a hair salon, sales
office for new condo across
street, and a printer.
Grove Rail-crossing
Harris Bank. New.

Grove Ave
NEC Grove & Stanley

NWC Oak Park Ave &
Stanley
Oak Park Ave
3207 Oak Park Ave

6737 Stanley

New development. Fifty-two
unit condominium with
ground floor retail
Rail-crossing
Two-story first floor
commercial, apts. second
floor. Two Sons Restaurant,
and George’s Tavern.
Facing Oak Park is a barber
shop. Lot 45 feet on Stanley
and 130 feet on Oak Park.
One story commercial 95
years old. Dentist office.
Lot 25’ x 125’.
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6735 Stanley

One-story commercial with a
new facade. Lot 25’ x 25’.
Antique store.

6733 Stanley

Two-story with ground floor
retail and two apts. above.
Recently remodeled Lot 25’
x’ 125. Antique store.

6729 Stanley

Two-story with ground floor
stores and apartments
above. Lot is 50’ x 125’.
Chiropractic clinic and
Dentist offices.

6727 Stanley

One-story industrial. Lot 50’
x 125’

6723 Stanley

One-story professional
building. Lot 50’ x 110’
frontage on Euclid Ave.

Euclid Ave
3145 Euclid Ave
6715 Stanley
6703 Stanley
Wesley Ave
6647 Stanley

6627 Stanley

SFR
Apartments
Apartments
One-story chiropractic clinic
and Fox auto body shop.
Lot 150 feet on Stanley 125
feet on Wesley.
One-story industrial. Allied
Instruments.
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Clarence Ave
6609 Stanley

One-story industrial.
Comcast. Lot 275 feet on
Stanley, 125 feet on
Clarence and 100 feet on
East Ave.

East Ave
6535 Stanley

Rail-crossing
One-story garage building.
Lot 180 feet on Stanley and
125 feet on East Ave.

6529 Stanley
Scoville Ave
3121 Scoville
6515 Stanley

Apartments
Two-story Condominiums
Vacant lot plus two-story
bldg. with six apts on 2nd
floor. Lot 50’ x 125’.

6509 Stanley

One-story garage. Autorepair. Lot 50’ x 125’.

6503 Stanley

One-story industrial. Lot 60’
x 100’ on Gunderson.

Gunderson Ave
6453 Stanley
6415 Stanley

Ridgeland Ave

Edison substation
One-story garage. Lot 100’
on Stanley, 30’ on
Ridgeland, and 100’ on 31st
Street.
Rail-crossing
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Oak Park Avenue Corridor
Windsor Ave
3242 Oak Park

3244 Oak Park

Two- and three-story
commercial with ground
floor retail. Vacant, Grounds
Gourmet Coffee, entry to
upper floor offices, Curves
exercise. Lot 65’ x 120’.
Three story with ground floor
retail. Mikos Mexican and
Italian food, and vacant. Lot
50’ x 120’.

3300 Oak Park

Two-story with ground floor
office, 2nd floor 5
apartments. VHS Chicago
Market. Lot 50’ 120’.

3308 Oak Park

One-story commercial. Now
vacant, formerly a 13,200
SF grocery store on a
25,200 SF lot 210’ by 120’.

3322 Oak Park

Two-story bank building
Citizens Community Bank
with drive-thru. Lot 300’ by
120”.

3340 Oak Park

Three-story office building.
Lot 100’ on Oak Park and
120’ on 34th Street.

34th Street
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Grove Avenue Corridor
34th Street
3306 Grove
3300 Grove

Windsor Ave
Stanley Ave
3208 Grove

3204 Grove

One-story commercial. Lot
size is 50’ by 100’ deep.
Three-story condominium
with ground floor
commercial. Two dental
offices and Salerno’s Pizza
are on ground floor. Upper
floors are residential
condos.

Two-story with office on
ground and apartments on
2nd floor. Lot is 30’ x 120’
Contractors office.
One-story retail with
restaurant -- Cabin Fever.
Lot is 50’ by 60’ on 32nd
Street.

32nd Street

Oak Park Avenue Corridor North of Stanley
3140 Oak Park

3138 Oak Park

3132 Oak Park

Two story with three groundfloor commercial and 3
apartments on 2nd floor. Lot
100’ on Oak Park by 120’ on
31st St. building on north
half of Oak Park. Retail:
bar, real estate office, wig
shop.
New three-story
Condominium residence
with 6 units. Previously a
parking lot.
SFR lot 25’ x 120’
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3130 Oak Park

Store with two apartments in
rear. Lot 25’ x 120’ Dry
Cleaners

3126 Oak Park

Three-story 6 unit residential
condo.
Three-story 6 unit rental
apartments.
Three-story frame multifamily house.
Three story with groundfloor retail, apartments
above. Insurance agency
and hair salon.

3124 Oak Park
3122 Oak Park
3120 Oak Park

3116 Oak Park

One-story retail. New
façade. Dental offices.

3112 Oak Park

One-story retail. Vacant.
Previously occupied by a
rock store.

3110 Oak Park
3108 Oak Park

SFR
Two-story with retail on first
and two apartment on 2nd.
One vacant, other retail hair
salon.

3104 Oak Park

Two-story with ground floor
retail and four apartments
on 2nd. Florists.

3100 Oak Park

Two story commercial.
Medical and offices.
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31st Street
3101 Oak Park
3109 Oak Park
3113 Oak Park
3117 Oak Park

3125 Oak Park
3129 Oak Park
3137 Oak Park

3145 Oak Park

3151 Oak Park

Stanley Avenue

Church
SFR
Residential
Funeral Home

Residential
Residential
Three-story with ground
floor retail and apartments
above. Contractors office,
vacant space, Roofing
contractor, and vitamin
store.
One-story retail. Vacant.
Lot is 115’ by 125’.

One-story office. Allstate
Insurance.
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Retail Environment
Most of the City of Berwyn’s retail, with the exception of Pershing Road, is centered
on its major north-south peripheral streets: Ogden Avenue and Cermak Road
serving as major commercial streets and Harlem Avenue to a lesser extent.
Pershing Road has little – if any – commercial development.
Berwyn has no major supermarkets within its city boundaries, but two produce
markets -- one on Harlem Avenue and the other on Ogden Avenue. The city has
just one national convenience store. Two Walgreens service Berwyn, one on
Cermak Road and the other on Ogden Avenue. CVS does not have a store in
Berwyn.
Jewel-Osco has two stores outside Berwyn that serve this area – one at Harlem and
Pershing Road in Stickney and the other at Harlem and 24th Street in North
Riverside.
Major shopping in the area occurs at the regional shopping center in North Riverside
Mall at Harlem Avenue and Cermak Road. Surrounding the mall are the traditional
big-box retailers. Target is at Ogden Avenue and Cicero Avenue in Cicero, the
closest Wal-Mart is at Roosevelt Road and Des Plaines Avenue in Forest Park.
As “downtown” centers go, the more developed ones are in Brookfield, La Grange,
and Oak Park. Oak Brook shopping center provides the area’s upscale shopping
and a new “lifestyle” center recently opened at I-55 and County Line Road in Burr
Ridge.
Retail Summary
If businesses that pay sales tax define the term retail, the central area of Berwyn has
approximately ten establishments. These retail uses include a vitamin store, florists,
wig salon, antique, jewelry, gifts, cigarettes, used books and housewares. In
addition, the area has thirteen places for eating or drinking. Some of the more
notable include Salerno’s, Olive & Twist, Connie’s Family Restaurant, James Joyce,
Windsor Sports Bar, among others. However, the restaurants are diffusely
distributed. Three restaurants and bars are at Harlem and Windsor/Stanley and the
other eight restaurants/bars are diffusely located through the central area.
Most of the other uses in downtown Berwyn are personal and professional services
with a particular concentration in medical services.
Overall, the study area has about 96 spaces for ground commercial tenants. Almost
half (44 tenants) are “retail establishments” including four bars and nine restaurants
(14%). Most of the study area’s tenants are in the service industry, both business
and personal, as well as medical uses.
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Potential
The demographics of Berwyn are not the limiting factor inhibiting retail development.
Berwyn remains a substantial middle-class community with significant population to
support a wide range of goods and services.
This issue for Berwyn is visibility, accessibility, as well as an “imageable” critical
mass to attract stores and customers. Moreover, Berwyn’s new housing stock
needs to attract more single-person households or higher per capita incomes that
are generally associated with boutique shops, bars, and restaurants.
The Berwyn Station (“The Depot”) at Oak Park and Windsor Avenues does not have
sufficient Metra customers to support retail by itself; the types of retail that The
Depot and the neighborhood can support are personal services like banks and dry
cleaners and food services like coffee and carryout.

Oak Park Avenue and Windsor Ave. 3, 5, and 7-mile Drive Time Contours
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Berwyn Retail Potential at 3, 5, and 7 minute Drive Times
3-min.
Population
27,783
Households
10,182
Food at Home
$33.6 mil
Eating Out
$28.1 mil
Breakfast
$2.0 mil
Lunch
$8.7 mil
Dinner
$14.8 mil
Source: Scan/US 2007

5-min.
83,113
29,797
$96.6 mil
$79.8 mil
$5.6 mil
$24.8 mil
$42.1 mil

7-min
202,482
73,142
$438.5 mil
$199.1 mil
$14.1 mil
$61.9 mil
$105.0 mil

Berwyn, in absolute dollar potential is very impressive. The population densities are
very high and they have high potential consumer expenditures for businesses to
capture their market shares.
The issue facing Berwyn is the lack of convenience retail and services compared
with other locations in the western suburbs. It is REPG’s opinion the Depot District
of Berwyn should develop along the lines of a neighborhood center with
approximately 20,000 to 50,000 square feet of retail plus additional areas to support
MacNeal Hospital-related and associated services.

Recommendations
•
•
•
•
•
•
•
•
•
•
•
•

Concentrate the retail in the Depot District.
Do not develop retail at the LaVergne Station.
Develop a Gateway at the Harlem Avenue and Metra/BNSF Railway Line
intersection.
“Trail Blazing” signage from Ogden, Cermak and Pershing Road.
Continued investment in new storefronts.
Continued promotion of mixed-use development with commercial and
residential.
Berwyn needs to attract more single-person households in the central area.
Assemblage of small sites that one-story commercial now occupy and
redevelop with multi-story rental units above commercial.
Increase number of eating and drinking places in the area.
Provide sidewalk spaces for outdoor dining activity.
Other stores probably supportable are a convenience food store and a drug
store. More “wellness businesses” that support the MacNeal Hospital
mission, such as exercise clubs, medical supplies, vitamin stores, etc.
Green the commercial streets with more mature trees.

Appendix
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Appendix C
Residential Market Analysis

Berwyn Transit-Oriented Development Study
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City of Berwyn Transit-Oriented Development Study

Residential Market Analysis Summary – Tracy Cross
November 11, 2008

1.0 Introduction
A residential market analysis was conducted by Tracy Cross and Associates, Inc. The purpose of the study
was to see if the Berwyn Transit-Oriented Development (TOD) Study area could support additional
residential units; and if so, how many, what types, etc.

2.0 Analysis

Extensive tables and charts – considering factors such as price, rent, and dwelling unit types – were
prepared. After reviewing this information, the following statement can be concluded:
There is sufficient depth in Berwyn for new residential development enhanced by an
environment that is transit-oriented.
The above statement can be supported only if:







The products offered follow a logical hierarchy. This hierarchy must be fully understandable to the
end-consumer, with products stepping properly from one to another.
Avoid significant gaps between floor plans. Plan types within a particular development cannot
have significant gaps between floor plans relative to unit size, number of bedrooms, number of
bathrooms, amenities, etc.
All development must be controlled and orchestrated.
Smaller-sized residential buildings must be combined with a larger building “host” within one (1)
development.
Mixed-use buildings should be renter-occupied, not owner-occupied.
Most importantly, all products must be priced properly.

The Products
Absorption of the units is anticipated to begin in 2010, with a duration based on the number of units and the
absorption potential (Number of Units / Monthly Absorption Potential = Duration of Absorption). These
numbers are expected to be sustainable past Year 2012 (i.e. once a building is “sold out”, more units could
be constructed); however, great care must be taken to consider the rental units in the equation of absorption
– especially if the units originally constructed as rental units are later converted to condominium units.
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Berwyn’s Potential for New Residential along the Metra/BNSF Railway Line
Number
of Units
(Range)

Product
Type
Mid-Rise Condominiums-A
Mid-Rise Condominiums-B
Garden Condominiums
Courtyard Townhomes-A
Courtyard Townhomes-B
Mixed-Use Rentals
Senior Rentals
(1)

24 - 36+
24 - 36
40+
30 - 40
20 - 30
60+
80+

Plan Size
(Sq. Ft.)
Average
Range
800
1,000
1,000
1,450
1,800
650
650

-

1,500
1,800
1,350
1,800
2,200
1,200
1,000

1,150
1,400
1,200
1,650
2,000
925
825

Benchmark Sales Price/
(1)
Monthly Rent
Range
Average
$228,000
235,000
177,000
261,000
286,000
1,060
1,060

- 312,000
- 331,000
- 202,000
- 276,000
- 314,000
- 1,530
- 1,360

$270,000
283,000
191,000
275,000
300,000
1,295
1,210

Monthly
Absorption
Potential
1.5 - 2.0
1.0 - 1.5
2.0
1.2 - 1.5
0.8 - 1.0
12.0
15.0

Benchmark prices/rents, which are presented in current dollars, do not include premiums for floor
or corner units and, in the for sale sector, options or upgrades.

Source: Tracy Cross & Associates, Inc.

3.0 Conclusions, Recommendations, and Challenges
Communicate Strategy






Land Assembly
Overall Market Trends and History
Emphasize Rental Units
o As long as these units are not senior rental housing, they could be converted to
condominiums as the market dictates.
o The turnover of occupants is approximately 33% per year.
o Rental to condominium conversions retain 20% to 25% (in some cases up to 30%)
of the rental occupants.
Retail Base Drives Residential

Educate
A master developer is needed to make residential development a success. The private sector
needs to initiate the process. Generally, a quasi-government, Berwyn Development Corporationesque, master developer arrangement is not successful; although, Glenview, Illinois, was closest to
this type of arrangement.

Civic
MacNeal Hospital can be a “civic rallying point” for the corridor. Different residential types can
accommodate different levels of hospital staff:



Mid-Rise Condominiums
Courtyard Townhomes

Single Female Doctor
Childless Professional Couple

Also, MacNeal Hospital was somewhat of a “fortress” in the community, now it is beginning a
partnership with the community. Allowing the hospital to spread its roots into the corridor would
result in a positive outcome for the community. Look into the partnership between Rice University
and the Park District in Houston, Texas, for a partnership precedent.

Hispanic Population
Celebrate the diversity of the Berwyn community.
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Income
The wealth is leaving Berwyn. The “bohemian, empty-nester families” are leaving Berwyn due to a
lack of supply of housing that accommodates this population. Providing housing for these families
will help the community retain its wealth.

Rental Amenities

Open Surface Parking
Covered Parking – Optional
Covered Parking – Included in Rent

approximately 1.3 stalls/unit
$75/month (approximately 60% take this option)
$50/month
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TRANSIT-ORIENTED
DEVELOPMENT
BERWYN, ILLINOIS

Presented by
G. Tracy Cross, President
Tracy Cross & Associates, Inc.
Adopted: November 11, 2008
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Geographic Orientation:
Berwyn and Environs

2

3

1

Riverside
1 Harlem Avenue Station

Berwyn
2 Berwyn Station

BDC Study Area
3 LaVergne Station

Cicero
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Berwyn Development Corporation: Areas of Focus
LaVergne Station

Berwyn Station

Harlem Avenue
Station
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Setting the Stage

Setting the Stage
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“There is sufficient depth in Berwyn for new residential development enhanced by an
environment that is transit-oriented”
This statement can be supported only if….


Products offered must follow a logical hierarchy. This hierarchy must be fully
understandable to the end consumer with products presented stepping properly from
one another.



Plan types internal to a particular product type must, too, be logical with significant
gaps between floor plans avoided relative to unit size, bedroom/bath count, features,
etc.



Individual product lines must be of scale with smaller-sized components combined with
a larger host.



All development must be controlled and orchestrated.



Mixed-use product forms should be rental.



And most importantly…
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……All products
must be priced
properly
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Taking a narrower focus;
not looking through a
keyhole.
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The Products:
Berwyn’s Potential for New Residential along the Metra/BNSF Railway Line

Product
Type
Mid-Rise Condominiums-A
Mid-Rise Condominiums-B
Garden Condominiums
Courtyard Townhomes-A
Courtyard Townhomes-B
Mixed-Use Rentals
Senior Rentals
(1)

Number
of Units
(Range)
24 - 36+
24 - 36
40+
30 - 40
20 - 30
60+
80+

Plan Size
(Sq. Ft.)
Average
Range
800
1,000
1,000
1,450
1,800
650
650

-

1,500
1,800
1,350
1,800
2,200
1,200
1,000

1,150
1,400
1,200
1,650
2,000
925
825

Benchmark Sales Price/
(1)
Monthly Rent
Range
Average
$228,000
235,000
177,000
261,000
286,000
1,060
1,060

- 312,000
- 331,000
- 202,000
- 276,000
- 314,000
- 1,530
- 1,360

$270,000
283,000
191,000
275,000
300,000
1,295
1,210

Monthly
Absorption
Potential
1.5 - 2.0
1.0 - 1.5
2.0
1.2 - 1.5
0.8 - 1.0
12.0
15.0

Benchmark prices/rents, which are presented in current dollars, do not include premiums for floor
or corner units and, in the for sale sector, options or upgrades.

Source: Tracy Cross & Associates, Inc.

Absorption of the units is anticipated to begin in 2010, with a duration based on the number of units and the
absorption potential (Number of Units / Monthly Absorption Potential = Duration of Absorption). These numbers
are expected to be sustainable past Year 2012 (i.e. once a building is “sold out”, more units could be constructed);
however, great care must be taken to consider the rental units in the equation of absorption – especially if the
units originally constructed as rental units are later converted to condominium units.
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Background to the Market
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New Single Family Home Sales – U.S.
- - Long Term Trends - -

Total Sales (000s)
1,300
1,250
1,200
1,150
1,100
1,050
1,000
950
900
850
800
750
700
650
600
550
500
450
400
1963
1967
1971

(1)
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(1)

1975

1979

1983

1987

1991

1995

1999

2003

2007

Seasonally adjusted, annualized rate YTD October.

Source: U.S. Bureau of the Census: Construction Reports, Series C-25
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New Construction Single Family Home Prices – U.S.

$275.0

Median Home Price (000s)

$250.0
$225.0
$200.0
$175.0
$150.0
$125.0
$100.0
$75.0
$50.0
$25.0
$0.0

Seasonally adjusted, annualized rate YTD October.

Source: U.S. Bureau of the Census: Construction Reports, Series C-25
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National Home Price Indices: Year-Over-Year Change
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Trends in Production New Home Sales
by Product Type

36,000

7-C18

Total Sales

34,000
32,000
30,000
28,000
26,000
24,000
22,000
20,000
18,000
16,000
14,000
12,000
10,000
8,000
6,000
4,000
1Q94

1Q95

1Q96

1Q97

1Q98

Total

1Q99

1Q00

Single Family

1Q01

1Q02

1Q03

1Q04

1Q05

1Q06

1Q07

Townhome/Condominium

Note: DeKalb County, IL and Kenosha County, WI included starting 2nd Quarter 2003.
Source: Tracy Cross & Associates, Inc.
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Trends in New Home Sales
Chicago and the U.S.
U.S.
Percent
Change From
Prior Year

CHICAGO REGION
Percent
Total Change From
Prior Year
Sales

Year

Total
Sales

1993

666,000

---

16,766

---

1994

670,000

+0.60

16,503

-1.57

35,000

1995

665,000

-0.75

18,253

+10.60

32,500

1,300.0

1996

758,000

+13.98

18,879

+3.43

30,000

1,200.0

1997

805,000

+6.20

19,988

+5.87

27,500

1,100.0

1998

885,000

+9.94

22,552

+12.83

1999

881,000

-0.45

24,327

+7.87

25,000

1,000.0

2000

877,000

-0.45

25,615

+5.29

22,500

900.0

2001

909,000

+3.65

27,012

+5.45

20,000

800.0

17,500

700.0

15,000

600.0

12,500

500.0

10,000

400.0

+6.93

26,616

-1.47

1,088,000

+11.93

28,158

+5.79

2004

1,203,000

+10.57

31,843

+13.09

2005

1,283,000

+6.65

33,287

+4.53

1,051,000

-18.08

25,279

-24.06

825,000

-21.50

16,860

-33.30

2006
2007
(1)
(2)

(2)

Single family home sales.
Seasonally adjusted, annualized rate YTD 3rd Quarter.

Source: Tracy Cross & Associates, Inc.
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7-C20

Quarterly Sales Trends
Seasonally Adjusted, Annualized Rate
Suburban Area
29,000

Total Sales

26,500
24,000
21,500
19,000
16,500
14,000
11,500
9,000
6,500
4,000
1Q94

1Q95

1Q96

1Q97

1Q98
Total

1Q99

1Q00

1Q01

Single Family

1Q02

1Q03

1Q04

1Q05

1Q06

1Q07

Townhome/Condominium

Note: DeKalb County, IL and Kenosha County, WI included starting 2nd Quarter 2003.
Source: Tracy Cross & Associates, Inc.

7-C21

Existing Home Market
Chicago Metropolitan Area(1)
The Single Family Sector

Price Range
Under $200,000
200,000 - 249,999
250,000 - 299,999
300,000 - 349,999
350,000 - 399,999
400,000 - 449,999
450,000 - 499,999
500,000 - 599,999
600,000 - 699,999
700,000 - 799,999
800,000 - 899,999
900,000 - 999,999
1,000,000 and Over
Total
Prior 12 Months
Percent Change
Median Sales Price
Prior 12 Months
Percent Change
(1)

The Attached Sector

Months of
Inventory
As of 9/30/07

Months of
Inventory
As of 9/30/07

Total Sales
10/1/06 - 9/30/07

Total Listings
As of 9/30/07

9.24
9.99
11.58
11.15
13.17
11.91
15.31
13.98
15.28
15.56
15.85
17.53
21.51

18,216
8,271
5,426
4,092
2,779
2,018
1,313
1,532
736
384
223
113
425

12,812
6,198
4,441
3,115
2,368
1,524
1,165
1,416
709
343
237
141
749

8.44
8.99
9.82
9.13
10.23
9.06
10.65
11.09
11.56
10.72
12.75
14.97
21.15

53,689
-----

11.78
-----

45,528
53,786
-15.4

35,218
-----

9.28
-----

$317,000
-----

-------

$225,000
$217,000
+3.7

$239,900
-----

-------

Total Sales
10/1/06 - 9/30/07

Total Listings
As of 9/30/07

14,045
8,456
7,916
5,942
4,463
2,929
1,977
2,728
1,740
1,193
823
521
1,979

10,820
7,043
7,639
5,522
4,899
2,906
2,523
3,179
2,216
1,547
1,087
761
3,547

54,712
71,310
-23.3
$278,775
$273,500
+1.9

Excludes Kenosha County, WI.

Source: Northern Illinois Board of Realtors, Multiple Listing Service
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The Berwyn Market Area

Source: Tracy Cross & Associates, Inc. and Microsoft Streets & Trips 2007

7-C23
New Construction Townhome/Condominium Sales
Berwyn Market Area
Total Sales (Vertical Bar)

600

Percent of Suburban Area (Line)

(1)

6.00
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5.00
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4.50

400

4.00

350

3.50

300

3.00

250

2.50

200

2.00

150

1.50

100

1.00

50

0.50
0.00

0
1999
(1)

2000

2001

2002

2003

2004
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2006

2007

(2)

Berwyn Market Area / Metropolitan Area Outside the City of Chicago = Percent of Suburban Area.
Seasonally adjusted, annualized rate YTD September.
Source: Tracy Cross & Associates, Inc.
(2)

Price/Value Comparison
Higher Density Condominium Developments
Immediate Berwyn Area
4th Quarter 2007

700
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Price (In Thousands)

660
620
580
540
500
460
420
380
340
300
260
220
180
140
600

700

800

900

1,000

1,100

1,200

1,300

1,400

1,500

1,600

1,700

1,800

1,900

2,000

2,100

2,200

2,300

2,400

Program (Sales Per Month Since Opening)
Century Station (2.3)

The Residences at the Grove-Condos (2.7)

The Roos-Condos (2.0)

Seventy Four Twelve Madison (0.2)

Prairie Place (1.3)

Regency Club-Condos (0.7)

The Opera Club (0.8)

Market Line

Price/Value Comparison
Higher Density Condominium Developments
Immediate Berwyn Area
4th Quarter 2007
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Seasonally
Average Base
Average
Plan Size

Average

(Sq. Ft.)

Market Price

Sales Price

Plan Size
Program/Location (Builder)
(1)

(Sq. Ft.)

Dollars

2,544

$899,378

Adjusted,

Monthly

Annualized

Sales Rate
Since
Opening

Price Per

Market

From

Rate YTD 4th

Sq. Ft.

Price

Market

Qtr. 2007
5.35

0.4

1,630

496,567

304.64

455,528

+41,039

1.08

0.2

Regency Club-Condos/Oak Park (Oak Park Dev. Group)

1,571

464,150

295.45

437,838

+26,312

0.00

0.7

The Residences at the Grove-Condos/Forest Park (Focus)

1,086

300,847

277.02

292,425

+8,422

11.22

2.7

$176,695
206,677

900

236,659

1,000

266,641

1,100

296,623

1,200

326,605

1,300

356,587

1,400

386,569

1,500

416,551

1,600

446,533

Century Station/Berwyn (Sedgwick Properties)

1,147

1,700

476,515

Prairie Place/Oak Park (KMA Development Group)

1,146

1,800

506,497

(1)

Ridgeland Crossing/Berwyn (Ridgeland Crossing Dev.)

1,000

176,000

1,900

536,479

2,000

566,461

2,100

596,443

2,200

626,425

(1)

Program not depicted graphically or included in derivation of market line.

(2)

Excludes selected floor plans.

Slope: $299.82 per sq. ft.

Average

Price
Variance

7412 Madison/Forest Park-Profile (Avenue 1 Realty Grp)

700
800

(2)

Average

Village Center of Riverside/Riverside (Village Center Dev)

$353.53 $729,563 +$169,815

$+1
---- Market ----

1,319

362,284

274.67

362,284

0

7.09

1.4

The Roos-Condos/Forest Park (Regency Dev. Group)

1,230

326,868

265.75

335,600

-8,732

24.33

2.0

The Opera Club/Oak Park (Oak Park Development Group)

1,795

494,820

275.67

504,998

-10,178

2.04

0.8

281,567

245.48

310,714

-29,147

14.16

2.3

262,765

229.29

310,415

-47,650

9.10

1.3

176.00

266,641

-90,641

15.17

1.1

-1
(2)

Price/Value Comparison
Conventional Townhome and Flat Developments
Immediate Berwyn Area
4th Quarter 2007

690
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Price (In Thousands)

660
630
600
570
540
510
480
450
420
390
360
330
300
1,500 1,600 1,700 1,800 1,900 2,000 2,100 2,200 2,300 2,400 2,500 2,600 2,700 2,800 2,900 3,000 3,100 3,200 3,300 3,400 3,500 3,600 3,700
Program (Sales Per Month Since Opening)
Courtyards of Brookfield (0.1)

Forest Creek (0.0)

The Residences at the Grove-TH (1.2)

The Roos-TH (0.0)

Regency Club-Courtyard TH (0.5)

Regency Club-TH (0.0)

Clarence Square Townhomes (0.8)

Market Line

Price/Value Comparison
Conventional Townhome and Flat Developments
Immediate Berwyn Area
4th Quarter 2007
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Seasonally

Average Base
Average
Plan Size

Average

(Sq. Ft.)

Market Price

Sales Price

(1)

Average

Price

Adjusted,

Monthly

Variance

Annualized

Sales Rate

Price Per

Market

From

Rate YTD 4th

Since

(Sq. Ft.)

Dollars

Sq. Ft.

Price

Market

Qtr. 2007

Opening

Plan Size
Program/Location (Builder)

Average

1,500

$307,011

Garden Grove/Oak Park-Profile (Grove and Roosevelt, LLC)

1,650

$410,950

$249.06

$333,189

+$77,761

1,600

324,463

Regency Club-Courtyard TH/Oak Park (Regency Dev. Group)

3,113

659,000

211.69

588,512

+70,488

4.22

0.5

1,700

341,915

The Residences at the Grove-TH/Forest Park (Focus Dev.)

1,858

413,323

222.46

369,489

+43,834

17.33

1.2

1,800

359,367

Regency Club-TH/Oak Park (Oak Park Development Group)

2,176

455,000

209.10

424,986

+30,014

-1.05

0.0

1,900

376,819

2,000

394,271

---- Market ----

2,191

427,604

195.16

427,604

0

4.51

0.4

2,100

411,723

2,200

429,175

Clarence Square Townhomes/Oak Park-Profile (Cornerstone)

2,200

425,000

193.18

429,175

-4,175

7.54

0.8

2,300

446,627

Forest Creek/Brookfield (Bass Builders)

1,898

362,400

190.94

376,470

-14,070

-2.12

0.0

2,400

464,079

The Roos-TH/Forest Park (Regency Development Group)

2,421

448,200

185.13

467,744

-19,544

0.00

0.0

2,500

481,531

174.84

401,077

-44,577

1.29

0.1

2.34

0.2

$+1
-1

Courtyards of Brookfield/Brookfield (Lily May Dev. Group, LLC)

2,039

356,500

2,600

498,983

(1)

Kenilworth Square/Oak Park-Profile (Baird & Warner)

2,872

479,900

167.10

546,452

-66,552

3.30

0.3

2,700

516,435

(1)

Prairie Square Townhomes/Brookfield-Profile (Baird & Warner)

2,400

389,900

162.46

464,079

-74,179

6.48

0.7

2,800

533,887

2,900

551,339

3,000

568,791

3,100

586,243

3,200

603,695

(1)

Program not depicted graphically or included in derivation of market line.

Slope: $174.52 per sq. ft.
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Existing Home Supply In Months
Berwyn Market Area(1)
Single Family

Price Range
Under $100,000
100,000 - 119,999
120,000 - 159,999
160,000 - 199,999
200,000 - 249,999
250,000 - 299,999
300,000 - 349,999
350,000 - 399,999
400,000 - 449,999
450,000 - 499,999
500,000 - 599,999
600,000 - 699,999
700,000 - 799,999
800,000 - 899,999
900,000 - 999,999
1,000,000 and Over
Total
Median Existing Price
(1)

Total
Closings
12/06 - 11/07

Total
Listings

Month's
Supply

The Attached Sector
Total
Total
Closings
Month's
Listings
Supply
12/06 - 11/07

16
21
110
331
776
543
282
193
138
124
189
97
66
55
24
91

16
13
109
320
706
585
267
169
138
97
171
64
62
41
27
129

12.0
7.4
11.9
11.6
10.9
12.9
11.4
10.5
12.0
9.4
10.9
7.9
11.3
8.9
13.5
17.0

43
63
271
269
206
101
95
67
33
29
37
13
4
2
--1

44
57
259
199
173
154
79
59
34
63
43
20
4
2
--4

12.3
10.9
11.5
8.9
10.1
18.3
10.0
10.6
12.4
26.1
13.9
18.5
12.0
12.0
--48.0

3,056

2,914

11.4

1,234

1,194

11.6

- - - - - - - $270,000 - - - - - - -

- - - - - - - $211,950 - - - - - - -

Includes Berwyn, Cicero, Lyons, Oak Park, Proviso, Riverside and Stickney townships in Cook County.

Source: Multiple Listing Service of Northern Illinois and Tracy Cross & Associates, Inc.

7-C29
Rental Inventory and Vacancy:
Suburban Chicago – Post-1985 Rental Developments

45,000

Year-End Inventory (Bar)

Percent of Units Vacant (Line)

13.00

43,000

11.70

41,000

10.40

39,000

9.10

37,000

7.80

35,000

6.50

33,000

5.20

31,000

3.90

29,000

2.60

27,000

1.30

25,000

0.00
1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 (1)

(1)

June 2007.

Source: Tracy Cross & Associates, Inc.

7-C30
Trends in Rent Growth and Vacancy:
Suburban Chicago - Post-1985 Rental Developments

14.0

7.0
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6.0
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-3.0
1995

1996

1997

1998

1999

2000

2001

2002

Vacancy
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Source: Tracy Cross & Associates, Inc.

Geographic Orientation
Competing Rental Apartment Developments

7-C31

6
5 4

7

8

10
9
11
12
13

3

2 1

14

15

9 Royce Renaissance

1 LaVergne Station

5 100 Forest Place

13 City View at the Highlands

= Proposed Properties

2 Berwyn Station

6 Elmhurst Place

10 Regency Place

14 Brook Hill Apt. Homes

3 Harlem Avenue Station

7 Lincoln at Ovaltine Court

11 Clover Creek

15 Bristol Club

= Newer Rental
Apartment Developments

4 Oak Park City Apts.

8 Elm Creek

12 The Covington

Sources: Tracy Cross & Associates, Inc. and Microsoft Streets & Trips 2007

Composite Summary:
7-C32
Selected Rental Apartment Developments
Eastern DuPage/Western Cook County Submarket

Development

Year Built

Municipality

1988
1987
1991
2003
1985
1989
2007
1990
1986
1987
2001
1978

Downers Grove
Elmhurst
Elmhurst
Lombard
Lombard
Lombard
Oakbrook Terrace
Oakbrook Terrace
Oak Park
Oak Park
Villa Park
Westmont

Bristol Club
Elm Creek
Elmhurst Place
City View at The Highlands
Clover Creek
The Covington
Regency Place
Royce Renaissance
100 Forest Place
Oak Park City Apartments
Lincoln at Ovaltine Court
Brook Hill Apartment Homes

(1)
(2)

Average
Unit Size
(Sq. Ft.)

Average
Monthly
Rent

Rent
Per Sq. Ft.

420
372
90
403
504
256
112
26
234
125
344
408

882
970
1,213
917
978
914
1,199
2,096
910
844
803
1,065

$1,108
1,423
1,343
1,403
1,171
1,138
2,457
2,272
1,440
1,582
1,226
1,215

$1.26
1.47
1.11
1.53
1.20
1.25
2.05
1.08
1.58
1.87
1.53
1.14

31
8
7
13
45
9
86
2
17
6
17
26

Project
Size
(In Units)

Vacancy Characteristics
Total
Vacancy
Rate
Vacant

(1)

(2)

7.4
2.2
7.8
3.2
8.9
3.5
76.8
7.7
7.3
4.8
4.9
6.4

Total/Weighted Average:

---

3,294

958

$1,320

$1.38

267

---

Overall Vacancy Rate:
Vacancies Among Stabilized Units:

-----

-----

-----

-----

-----

-----

8.1
5.7

Development began pre-leasing April 2007; currently absorbing at a rate of 3.0 monthly with nine (9) units leased through JJune 2007.
Excludes 10 vacant units currently unavailable due to renovations.

Source: Tracy Cross & Associates, Inc.

Geographic Orientation:
Age-Oriented Rental Developments
Western Cook County Area

7-C33

7

14
9
11
6

5
8

10

13

1 2

3

4
12

1 Harlem Avenue Station
2 Berwyn Station
3 LaVergne Station
4 Plymouth Place
5 The British Home

6 The Arborwood/Briarwood
7 Central Baptist Village

11 Holley Court Terrace
12 Windsor Place

8 Bethlehem Woods
9 Concord Place

13 Oak Park Arms Hotel
14 Casa San Carlo

10 Belmont Village of Oak Park

Sources: Tracy Cross & Associates, Inc. and Microsoft Streets & Trips 2007

= BDC’s Area’s of Focus
= Continuing Care Community
= Congregate Community

(1)

(2)

7-C34
Senior Housing Communities:
Eastern DuPage/Western Cook County Submarket –
December 2007

Corridor/Submarket

Total
Units

Total
Occupied

Number

Percent

36

3,930

3,527

221

5.6

2
10
8
2
5
4
1
19
10
9

135
1,358
906
452
362
298
64
2,075
510
1,565

134
1,286
861
425
289
229
60
(1)
1,818
480
(1)
1,338

Eastern DuPage/
Western Cook Submarket
Senior Apartments
Congregate Independent Living
Without Entrance Fee
With Entrance Fee
Congregate Assisted Living
Without Entrance Fee
With Entrance Fee
Continuing Care Retirement
Without Entrance Fee
With Entrance Fee
(1)

Vacant

Number
of
Programs

1
72
45
27
73
69
4
(1)
75
30
(1)
45

0.7
5.3
5.0
6.0
20.2
23.2
6.3
(1)
4.0
5.9
(1)
3.3

Average Average
Plan Size Monthly
(Sq. Ft.)
Rent

Entrance
Fee

702

$2,524

$148,377

815
571
486
741
496
523
370
816
440
938

1,035
2,650
2,651
2,646
3,695
3,740
3,482
2,334
3,157
2,066

--5,919
--5,919
6,000
--6,000
195,344
--195,344

Excludes 102 vacancies at Plymouth Place-The Landing in LaGrange Park.

Source: Tracy Cross & Associates, Inc.
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Appendix

6-3

Appendix D
Concept Plans

Berwyn Transit-Oriented Development Study

November 11, 2008

7-D1

November 11, 2008

7-D2

