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General Design Guidelines
Introduction

T

hese design guidelines provide recommendations for the protection,
enhancement, and preservation of buildings, structures, parking
lots, and areas within each of the City of Berwyn’s commercial districts.
Property owners, architects, and contractors are encouraged to refer to
these basic design principles prior to initiating any rehabilitation projects,
new construction, or property improvements.
By focusing on the
quality and compatibility
of improvements, the
City of Berwyn and the
Berwyn
Development
Corporation
(BDC)
acknowledge
their
understanding
that
building improvements
that follow appropriate
design standards will
have a beneficial impact
on the appearance and
the economic value of
individual
buildings
and the surrounding
environment.
Proven economic benefits to communities that have followed design
guidelines include:
•A positive impact on a property owner’s investment by enhancing
and stabilizing property values;
•A reinforced sense of community and a pleasing environment for
residents by preserving and enhancing the community’s identity
and uniqueness;
•An improved visual appearance that helps convey an image of
quality to potential clients and customers.
It should be emphasized that these design guidelines are for general
guidance only. Individual projects within each of the City’s commercial
corridors will be reviewed and considered on their own merits, as
appropriate, by the City of Berwyn’s Design Review Commission. Projects
within each of the City’s four Tax Increment Financing (TIF) Redevelopment
Districts are also reviewed and considered using area-specific criteria
adopted by the BDC’s TIF Advisory Commissions to ensure each project will
enhance the character of that particular District. In addition, all building
improvements and new construction will be subject to the appropriate
City codes and ordinances.
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Rehabilitation
All rehabilitation should compliment and
contribute to the historic and/or architectural
character of the commercial district in which it is
located. Materials should be used that are durable
and in keeping with prevalent materials in terms
of quality and application. These finishes and
materials should not change the historic character
of the building.
Any distinguishing qualities of the building
should be preserved or restored whenever
possible. It is not acceptable to apply historical
replication detailing that is inappropriate to the
date and style of the building’s construction.
The appearance of commercial buildings should enhance the scale of the
pedestrian experience and provide an inviting
relationship with the street and parking
through the proper maintenance of the
façade, glass storefronts, and appropriately
arranged merchandise displays or other
treatments, such as plantings or landscaping.
The existing overall size, height, scale, and
vertical orientation of the area should be
maintained.

Building Materials

The use of appropriate building materials is extremely important
in establishing compatibility between historic restoration, simple
rehabilitation, and new construction.
Materials common to the building styles in Berwyn are brick, stucco,
ceramic tile, terra-cotta, glass, and glass block. They are used not only
structurally but as ornamentation as well.
Materials and craftsmanship should be consistent with each other and
should be permanent. Whenever possible, original building materials
should be maintained and restored.
The use of exterior finishing materials, wood
siding, aluminum siding, wood shingles and
shakes, and plastic or aluminum panels are
discouraged.
Damaged and/or deteriorated exterior
building materials should be repaired or
replaced if possible.
Masonry
Masonry surfaces should be properly
cleaned, repaired, and tuck-pointed. New mortar must be compatible in
color, texture, and tooling of joint with the original mortar.

Color and Paint

Painting can be one of the most dramatic and least expensive
improvements to a commercial building. Painting is an essential part of
normal building maintenance and, if carefully placed, colors can accentuate
architectural details and visually unite groups of separate buildings. Yet,
too many colors on the wrong features will detract from the building’s
character and that of its neighbors.
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Early to Mid 1800s
Simple Cornice
Window Lintels
Small Panes
Post + Beam Frame
Divided Display Windows
Simple Decoration

Water: Ranging from scrubbing by hand to steam cleaning, this method is the most
gentle on old masonry and
the least expensive.
Chemical: Considered safe
for old masonry.

Cleaning Options

Mid to Late 1800s
Decorated Cornices
Window Hoods
2 over 2 windows
Cast Iron Columns
Large Display Windows

Late 1800s to Early 1900s
Corbel Brick Cornice
Large Arch Windows
Transom Windows
Recessed Entry

Early 1900s to 1930s
Simple Brick Cornice
Large Windows with Units
Metal Frames
Structural Glass
Recessed Entry

Abrasive: Sandblasting
other abrasive methods
permanently damage
old building’s masonry
should be avoided.

Base color: typically matches the natural color of building materials, such
as brick or stone.
Trim color: for framing the façade, doors and windows, and the primary
color of the cornice and major architectural elements. If used, minor trim
colors are darker and used on doors and window sashes.
Accent color: used minimally to highlight
intricate architectural details; terra-cotta,
ceramic tile, stone, and glass should not be
painted.
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Entrances and Windows
Entrances should be clearly identified
and dramatized with large proportions,
frame and header details, and address
identification, providing an open
invitation to potential customers.
New doors and windows should be
compatible with the architectural style
and character of the façade.
•Window openings that have been
blocked or screened by concrete block,
brick, or plywood, etc., should be
reopened to re-establish the original
rhythm of the façade.
•Recessed entrances are encouraged.
•Consider upgrading or establishing rear entrances.
•Replacement storefronts should be designed with the largest possible
window area in keeping with the style of the storefront or the storefronts
of adjacent buildings. The storefront should maintain a 80 - 90% glass
area.
•Windows should be glazed with non-reflective glass to provide visibility
to the interior and to merchandise displays. Tinted windows are not
appropriate for retail storefronts.
•Windows should be kept clear of unnecessary posters, temporary
signage, and other clutter.
•All broken and missing windows and glazing should be replaced with
new frames and glass. Wood is strongly encouraged as replacement door
frame and window frame material. Metal windows and doors finished in
baked enamel are permitted.
•No storefront should be covered or boarded up, except during
construction.
•Windows should be tight-fitting and have sashes of proper size and
design.
•Window frames with rotten wood, broken joints, missing panes, or loose
mullions should be replaced.
•New windows should be compatible with the character and architectural
style of the façade.
•Curtains and similar window coverings
on ground floor windows are
discouraged.
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Roof lines and Parapets
•The original roof line and cornice treatment should be maintained and
restored.
•New buildings should reflect and
complement the established roof line
heights and cornice treatments of
adjacent existing buildings.
•Simply-shaped parapets can be used
to create an interesting building profile
when combined with neighboring
buildings.
•Parapets should extend above the roof to hide vents, coolers, and other
rooftop equipment.
•Sloped mansard, shake, or shingle roofs are inappropriate and should
be avoided.

Awnings and Canopies

Historically, many buildings in Berwyn used
colorful canvas awnings, which were both
functional and attractive. They protected
shoppers from the elements and were an
inexpensive way to provide color and vitality to
the street. Awnings and canopies are still a good
idea for all these same reasons.
•Awnings and canopies should be in scale and
character with the architectural style of the
building.
•Awnings and canopies should fit within the
frame of the storefront; they should not hide the
building’s façade, distort its proportions, or cover
architectural features.
•Awnings and canopies should be compatible in
size, color, and material with those on adjacent buildings.
•Awnings and canopies should be flame
retardant.
•Shingle awnings and canopies and mansard
roof type canopies are inappropriate for
historic façades.
•Awnings and canopies shall be no lower
than 8 feet above the sidewalk.
•The use of vinyl awnings is discouraged.

Lighting

The lighting of a building’s façade has the dual purpose of advertising a
business and discouraging crime.
•Front and rear entries should be brightly lit.
•Most exterior lighting sources should be concealed. Where concealment
is not practical, light fixtures should be compatible with storefront design.
•Exterior spotlighting may be used to illuminate signs or prominent
building details.
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Signs
Signs are among the most important features of a commercial building. Signs
communicate the nature of a business and its products or services. Signs also
influence the overall image and character of a commercial area.
•Signs should be designed to be recognizable from passing cars and should still
be clear and attractive to pedestrians.
•Lettering styles should be selected which
reflect the design or historic character of the
building and should relate to the type of store
it identifies.
• Sign size should be in scale with the storefront
size and cannot be used to cover or otherwise
mask architectural design elements of a façade.
•Multiple signs should be in similar style.
•There should be a harmonious sign relationship between buildings whenever
possible.
•Exterior signs should be limited
to business identification and
description. Product advertising signs
are discouraged.
•Signs should not cover or conceal
important architectural features of the
building.
•Unused sign supports, hardware, and electrical conduits and
wiring should be removed and building surfaces damaged
by the removal of the above should be restored.
• Roof top signs and billboards are prohibited.
• Small graphics and logos painted directly on glass windows
and doors are encouraged.
• Sign lighting elements such as switches, panel boxes, conduits,
and wiring should be concealed as much as possible.

In-fill Construction
When constructing new buildings
on vacant lots, it is important to
pay careful attention to the front
building façade, which should not
attempt to look historic, but rather
it should reflect its age.
The façades of new, in-fill
structures should be aligned with
neighboring buildings and not
setback from the sidewalk. Building
construction should extend the full width of the lot. This discourages the
gap-tooth effect between commercial buildings.
Where the property owner has several vacant adjacent lots, the in-fill
building should be built adjacent to an existing structure or on the
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corner lot. Special attention must be given to
scale, placement, shape, and compatibility of
new design to the overall character and scale
of their immediate surroundings and to the
character of the commercial district.

Façade Proportions

Consider the average heights, widths, window
and door openings on the block to determine
appropriate scale and rhythm. If the in-fill
building is much larger, then break up the
façade into smaller bays to reflect surrounding
buildings.
Building Materials
The in-fill façade should be composed of
materials similar to surrounding buildings.
Building materials of brick veneer and stone
are encouraged, although contemporary
materials are acceptable if a good relationship is
established with the adjacent areas.

Parking and Other Site Improvements
Adequate parking is essential within the
commercial area. Curb parking should continue to be made available
within each district and its intersecting side streets. Off-street parking lots
should be designed and located so that they are safe, efficient, and do not
destroy the character of the district.
•Where possible, parking lots should be located at mid-block; corner
parking lots are discouraged.
•The number of access drives along the corridor should be minimized; the
design of access drives should be in conformance with IDOT standards.
•All parking areas should be paved, striped, and have surfaces in good
condition.
•Decorative fencing, compatible with streetscape improvements or the
character of the district, should be installed along the edges of parking
lots that border public sidewalks and private properties.
•Where possible, existing parking lots within the same block should
be combined and redesigned to increase
efficiency and parking capacity.
•Attractive landscaping, including hedges
and flowering plants, are encouraged in
building setbacks and side yards. All private
landscaping should be pruned and maintained
on a regular basis.
•Decorative fencing and landscaping should
be used to screen unsightly storage, garbage
receptacles, and utilities from public view.
Don’t forget to visit the Berwyn Building Department for the
appropriate permits before you order your new sign or begin
construction.
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Berwyn’s Tax Increment Financing (TIF) Districts
The City of Berwyn has established four TIF Districts to encourage
property owners, businesses within each district, and developers to
participate in making needed improvements to upgrade and revitalize the
districts, and Berwyn’s economy as a whole.
Improvements to be funded through the program must be deemed
compatible with the surrounding property, consistent with the character
of the district, and in accord with any formally adopted rehabilitation
standards, techniques, and guidelines. Final acceptance into the program
will be based on such factors as: the degree to which the project would
improve the district and enhance local revenue and/or create local jobs;
overall compliance with rehabilitation/redevelopment guidelines in place
for the given TIF district; and the availability of TIF funds.
For more details on each TIF area, assistance programs, and procedures,
please refer to the appropriate section in these guidelines. Please consult
the BDC to verify district boundaries. The following is only a general
description.

Harlem Avenue/Cermak Road

• Established 2012
Boundaries: EW Harlem to Wesley, fronting NS Cermak Road
			
NS just north of 31st to Cermak, fronting Harlem Avenue
*Average Daily Traffic Counts: Harlem - 34,700, Cermak - 33,900

Ogden Avenue Corridor

• Established 1993, Amended 1995
Boundaries: EW Harlem - Lombard, fronting NS Ogden Avenue
*Average Daily Traffic Counts 27,500

South Berwyn/Depot District

• Established 1997
Boundaries: NS on Oak Park Avenue between 31 and 34 Streets and
EW along Windsor and Stanley - between Ridgeland and Home Ave.
*Average Daily Traffic Counts 11,400

Roosevelt Road Corridor
• Established 1997
Boundaries: Lombard - Maple Avenue, fronting along the South side of
Roosevelt only.
*Average Daily Traffic Counts 22,900
		
*Traffic counts provided by the Illinois Department of Transportation
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Harlem Avenue/Cermak Road

T

he Harlem Avenue/Cermak Road TIF District is
a dense commercial corridor, lined with oneto three-storied historic buildings, many with
street level storefronts and residential apartments
above. The majority of the buildings are terra-cotta, with Italianate
ornamentation; a few are constructed in
a later, Art Moderne style.
Plentiful parking is available behind
the north Cermak Road businesses in the
“Vacin Fairway,” which begins at Home
Avenue and continues east beyond the
Berwyn city limits. On-street parking is
available along the north and south sides
of Cermak Road, and many sidestreets
now offer diagonal parking spaces.
As a major arterial roads, Harlem Avenue
and Cermak Road attract over 30,000 cars each daily and are natural draws
for new business opportunities.
Berwyn’s newest tax increment
financing (TIF) district, Cermak
Road today is an attractive,
pedestrian-friendly
business
district. Key façade rehab,
renovation, and redevelopment
projects have spurred substantial
private investment and helped
keep this important commercial
corridor economically viable,
while preserving the historic
character of the district.
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Cermak Road’s Façade Rehab Program has
been adapted for use in all of Berwyn’s TIF
districts. Despite agreement on program
administrative elements and general design
guidelines, each district TIF Commission has
adopted development preferences to help
preserve and enhance the unique character
or image of their particular district.
All commercial property owners within a
TIF redevelopment district are encouraged
to follow the criteria for improvements
which have been developed for that district.
Special attention, however, will be paid to this
criteria as design concepts are developed for
projects receiving funding assistance through
Berwyn’s TIF programs.
One important premise of the TIF Program is
that even small improvements, if done properly,
can have a major impact on the appearance
and value of a building and the surrounding
commercial environment. We know that’s true
as we see the impact of the Program on Harlem
Avenue and Cermak Road in Berwyn!
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Ogden Avenue
Route 66
It’s a Kick!

O

gden Avenue in Berwyn is a part of Historic US
Route 66, once America’s “Main Street.” At the
height of its popularity, Route 66 connected culturally
and geographically diverse parts of the country
and increased the country’s awareness of regional
differences. Roadside attractions had distinctive
regional themes that were designed to entice the
traveler to stop, eat, get gas, see the sights, and take
home a souvenir. While traveling Route 66, getting
there was just as memorable as being there.
Within the City of Berwyn, the Ogden Avenue
corridor is home to a diverse mix of retail stores, service establishments, and
offices. Traditionally, the corridor has had a strong automotive orientation,
with numerous dealerships, repair shops, parts and accessories stores, and
service facilities.
The Ogden Avenue corridor was developed over a period of many years
and architectural styles are quite diverse. The corridor still contains several
attractive, turn-of-the-century commercial buildings, as well as more recent
examples of contemporary architectural styles. Many buildings date from
the 1940s, ‘50s, and ‘60s, and have Art Deco, Art Moderne, or “Streamline”
design characteristics that emphasize speed, movement, and other
aerodynamic stylistic features. These buildings are typically one story, flatroofed, and of masonry or stucco construction. They are characterized by
recessed entrances, large display windows, corner entrances, and rounded
corners. Many have glass block, ceramic tile, or polished aluminum or
stainless steel detailing.
The design theme for Ogden strives to recapture some of these unique
qualities. While the guidelines do not attempt to recreate a bygone era or
promote imitations of old buildings, they do strive to establish a distinct
Route 66 theme based on:
a) A diverse mix of commercial uses which balances community retail and
service establishments with a strong automotive orientation;
b) A mix of architectural styles that reflects the development
of Berwyn and the evolution of Route 66 itself;
c) Restoration and enhancement of the remaining Art Deco
and “Streamline” buildings and architectural features;

11

11

d) Renewed use of neon as a creative lighting and signage technique;
e) The introduction of special signage, displays, and amenities that will
again encourage motorists and pedestrians to stop, visit, and enjoy the
unique businesses that line Ogden Avenue within the City of Berwyn.
For Ogden Avenue, the purpose
of these Design Guidelines is to
improve the image and appearance
of individual buildings; promote
more design compatibility among
buildings and groups of buildings;
establish a distinctive Route 66
theme for the corridor; and enhance
the visual image and identity of
Ogden Avenue as it passes through the City of Berwyn.
They do not attempt to “make all the buildings look the same.” They are
not intended to restrict creativity or limit design solutions, but to maintain
and enhance the overall scale, quality, and character of Ogden Avenue as
it passes through Berwyn.

Lighting and Neon

Neon reflects the Route 66 theme and can significantly enhance the overall
image and appearance of the corridor. With unlimited design potential, neon
adds a vibrancy which can be achieved through no other medium.
Merchants and property owners are encouraged to provide displays and
exhibits that reflect the Route 66 theme, the historic development of their
own businesses, and/or the heritage of the Berwyn community. Possibilities
include:
a) vintage cars;
b) examples of early automotive technology;
c) historic gas pumps;
d) reminders of the ‘50s drive-in restaurant;
e) historic maps and markers; and
f) old photographs of a building or the Ogden Avenue corridor.
New businesses and services which can add life and vitality to Ogden
Avenue, attract new customers to the area, and enhance the corridor as a
community and regional commercial destination are strongly encouraged.
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Roosevelt Road
Berwyn’s Northern
Gateway

R

oosevelt Road in Berwyn has a rich history. Marking the border
between the Village of Oak Park and the City of Berwyn, the corridor,
along with a large portion of what is today north Berwyn, virtually floated
from one municipality and township to another until it became part of
Berwyn. Nightspots, taverns, and liquor stores at one time claimed much
of the street, taking advantage
of
neighboring
community
prohibitions on the sale of liquor.
In recent years, Roose-velt
Road has enjoyed spurts and
even
surges
of
successful
redevelopment. It is home to a
diverse group of businesses and a
wide range of architectural styles,
mixing historic structures with
contemporary shopping centers,
and major, single-use properties.
Roosevelt Road is Berwyn’s
newest
TIF
redevelopment
district, encompassing most of the
properties on the south side of Roosevelt Road from Harlem Avenue to
Lombard Avenue. A focus on cooperative development efforts with the
Village of Oak Park, which includes the properties on the northern side
of Roosevelt Road, has led to a study of the street as a whole, as well as
the north-south “sub-areas” that make up the whole. This joint effort has
brought together business owners, area residents, and municipal officials
from both communities to
determine the corridor’s
needs and its potential for
future growth.
Like
Berwyn’s
other
commercial
districts,
Roosevelt Road has retained many historic structures
that should be retained and
restored whenever possible,
following this publication’s
general design guidelines.
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Restoring a “pedestrian-friendly”

environment
is
particularly
important for businesses and area
residents and should be a primary
concern for any public or private
redevelopment or infrastructure
project.
To help accomplish this goal,
existing buildings set back
from the sidewalk should have
entrances oriented to the street.
A hedge or decorative fencing
should be provided along the
sidewalk edge to further define
pedestrian space at the street
right-of-way. All new structures
should be built to the street
right-of-way unless the adjoining
structures are set back.
In addition, new construction
should have massing and configuration similar to buildings on the same
block. Factors that affect a building’s mass are height, width, and roof lines.
Predominantly, structures along Roosevelt Road are at least two stories tall
and new buildings should not exceed the tallest building on the block by
more than 10%. Where new buildings will exceed the historical 20-30 feet
in width, the façade should be visually subdivided into proportional bays,
similar in scale to adjacent
buildings. This can be done
by varying roof heights, or
applying vertical divisions,
materials, and detailing to
the façade.
As interest in this area
continues to grow, new
investors and current owners
are discovering opportunities
to restore, renew, and
redevelop this important
commercial corridor.
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South Berwyn’s
Historic Commuter
Corridor

T

he South Berwyn/Depot District is
a mixed-use area containing a wide
range of land uses in a relatively compact geographic area. While office
and service uses predominate, the area also includes retail stores, financial
institutions, medical offices, residential uses, restaurants, and several light
industrial facilities. MacNeal Hospital is a major occupant of the district,
contributing thousands of employees
and visitors daily.
The centerpiece of this important
business district is the historic train
depot pictured at the top of the page,
one of three Burlington Northern Metra
stations serving the community and
attracting over 1,500 Metra commuters
daily.*
The design character of the district
is both historic and traditionally
commercial
- with large display
windows to entice potential customers and unique building façades that
create interest but do not overwhelm the pedestrian.
Improvements within this District should enhance its special
character, including the repair of older commercial buildings, storefront
improvements, special sidewalk treatments and pedestrian amenities,
more extensive landscaping, a small public plaza or park, and additional
short-term, off-street parking.
The City’s vision for future development in the South Berwyn/Depot
District includes the creation of a
thriving shopping district with a
strong residential base.
Close proximity to commuter
stations, easy access to Chicago and
suburban jobs, and the abundant
medical services available within the
area, have made this historic District
a prime location for commercial and
residential development and for
businesses ready to meet the needs
of area residents.
* 1999 Metra Report
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NOTES:
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3322 South Oak Park Avenue, 2nd floor
Berwyn, Illinois 60402
708/788-8100 • 708/788-0966 (fax)
E-mail info@berwyn.net
visit the BDC’s website www.berwyn.net

