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Executive Summary

Executive Summary
Introduction
In the past few years, Glen Ellyn has experienced an increase in retail vacancies in its Downtown. Although this
historic commercial district enjoyed extremely low retail vacancy rates as recently as 2005, the signs of an official
economic downturn may have begun as early as the mid-1960s, when regional shopping malls began to appear in
DuPage County. The recent increase in Downtown vacancies prompted the Village of Glen Ellyn to partner with the
consulting team of Town Builder Studios, Gruen Gruen + Associates, Walker Parking Consultants, and BauerLatoza
Studio, to create a Downtown Strategic Plan that not only looks 20 years into the future, but identifies steps for
immediate action.
The Village of Glen Ellyn Downtown Strategic Plan is the result of a partnership between the community and the
consulting team working together towards a common goal of making Downtown Glen Ellyn more economically viable.

The Downtown Strategic Plan
The Village of Glen Ellyn Downtown Strategic Plan is the culmination of a planning process that involved residents,
business owners, property owners, Village staff, and the consulting team. The public was very active in the planning
process, from the 15-member Downtown Advisory Committee (DAC) meetings, to interviews, merchant surveys, a
design studio, charettes, open houses, presentations, and paper and online public feedback surveys, it was evident
that the community was passionate about the vitality of its Downtown.
In addition to the public input, the consulting team utilized its professional expertise in summarizing and analyzing the
gathered data, putting ideas on paper, and creating the Village of Glen Ellyn Downtown Strategic Plan.
The goal of the Downtown Strategic Plan is to create an economically-viable Downtown that is attractive to citizens
and businesses, and the pages within the final report illustrate and describe the means in which to achieve this goal.

Village of Glen Ellyn Downtown Strategic Plan – Page 2.1 of 11

Executive Summary

Community Input
The Village of Glen Ellyn Downtown Strategic Plan process followed a planning schedule that included tasks such as
Downtown data collection and analysis, a market analysis, concept plans, a refined preferred plan, a list of strategies
to implement the final master plan, and a final report adopted by the Village Board of Trustees. A 15-person
Downtown Advisory Committee (DAC) was assembled to serve as a sounding board for the TBS Team’s preliminary
conclusions and recommendations before the ideas were shared with the rest of the community. A unique step in the
planning process was the June 2008 Charette and Main Street Design Studio event, when the TBS Team held a
Monday evening charette (design brainstorming session), and then set up a temporary two-day studio at 476 Main
Street where anyone from the general public could stop by and share their concerns, hopes, and dreams for
Downtown Glen Ellyn. The two day studio was followed by a final public presentation in the studio space on Main
Street, with more than 50 citizens, business owners, property owners, and Village officials in attendance.
There were numerous opportunities for community input. Citizens, business owners, property owners, and
community leaders were interviewed over the course of the planning process. The DAC met more times than
originally planned, and many members volunteered additional time to attend and make presentations at public events
and meet with other communities to learn from their experiences. In addition to email communications via the project
website, opportunities for public input included two public “town hall” meetings, two public open houses with
presentations, and two online surveys. The purpose of the first online survey was to understand the preferences of
the community for Concept #1 (“The Glen”) and Concept #2 (“Main Street”) to create a “preliminary preferred plan”.
The purpose of the second online survey was to understand the preferences of the community regarding the details
contained within the preliminary preferred plan (“The Downtown Glen”).
Project boards were on display at the Glen Ellyn Public Library and in the Civic Center during several critical times in
the planning process to educate the public and gather their feedback on the preliminary ideas.
Interview Maps
Over the course of several days in April
2008, the TBS Team conducted interviews
with more than 100 citizens, business
owners, property owners and community
leaders. Each interviewee was given a blank
map and asked to illustrate the following:





A boundary around the area
perceived to be the outer limits of
the Downtown.
A circle around the three most
important destinations in the
Downtown.
An “X” over the worst feature of the
Downtown.
Arrows at the primary entrance to
and exit from the Downtown.
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The highlight of the planning process, however, was an evening charette followed by a two-day “Main Street Design
Studio”, where the consulting team set up a temporary studio in Downtown Glen Ellyn, and the community was able
to drop-in and describe and/or draw their version of an ideal future for Downtown Glen Ellyn. Some drew their own
maps, while others participated in “annotated conversations”, where each participant described their visions to a
design staff member, and their ideas were transformed into a hand-drawn map as they spoke. The following
illustrations reflect an example of the different types of maps developed during the public participation component of
the planning process:
Charette Maps
During the June 2008 “Town Hall Charette”, participants
broke out into small groups, discussed ideas, wrote notes,
and drew out desirable features of a future Downtown.

Community Maps
During the June 2008 “Main Street Design Studio”, the public
was invited to drop in at any time and discuss their likes and
dislikes of the existing Downtown, and their hopes and
dreams for the future of the Downtown. Some participants
chose to draw their own ideas, known as “Community Maps”.

Annotated Conversation Maps
During the June 2008 “Main Street Design Studio”, the public
was invited to drop in at any time and discuss their likes and
dislikes of the existing Downtown, and their hopes and
dreams for the future of the Downtown. Some participants
sat down with a design staff member who illustrated and
annotated the ideas of the individual or small group, known
as “Annotated Conversation Maps”.
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Expert Analysis
The Village of Glen Ellyn contracted with the Town Builder Studios (TBS) Team to work with the community and
facilitate the planning process for the Downtown Strategic Plan. Along with Town Builder Studios, the team was
comprised of Gruen Gruen + Associates, Walker Parking Consultants, and BauerLatoza Studio.

Land Use and Public Policy Analysis

Downtown Glen Ellyn has several mixed-use buildings along Main Street and Crescent Boulevard, with first floor
retail and residential or office uses above. The number of these types of buildings should be increased – via
remodeling or new development – to create a more vibrant Downtown.
In recent years, Village staff has established a more efficient review and approval processes for business, event, and
development proposals; however, adjustments should be made to the Zoning Code, Sign Code, Glen Ellyn
Appearance Review Guidelines, and Glen Ellyn Appearance Review Guidelines Photo Resource Directory, to create
an even better business-friendly partnership between the Village and the Downtown business community.

Market Analysis

Downtown’s primary market area is generally bound by North Avenue to the north, Butterfield Road to the south,
Naperville Road/Main Street – Wheaton to the west, and I-355 to the east. The market analysis concludes that the
retail supply is double what the spending power is within the primary market area; there is a lack of incubator office
space in the Downtown; there is a lack of residential units in the Downtown for smaller-sized to provide Glen Ellyn
residents the opportunity to live near their workplaces; the restaurants are an asset to draw visitors to the Downtown;
and there needs to be a collection of businesses, activities, and a community gathering place that work together
better as a whole than the sum of their parts.

Circulation and Access Analysis
Downtown Glen Ellyn was first settled in the mid-1800s when the railroad came through the area and a train station
was constructed. The street grid is conducive to a pedestrian-friendly environment; however, over the years,
increased rail traffic has made the Downtown less circulation-friendly with approximately 180 trains passing through
the Downtown every day.
In general, there is a perceived shortage of public parking and an actual lack of convenient public and commuter
parking in the Downtown. Downtown employee parking needs and future Metra commuter parking needs result in
the need for a parking structure in the short-term. The Illinois Prairie Path and Glen Ellyn Train Station are some of
the Downtown amenities that should be enhanced and future reinvestment efforts in these amenities should occur.

Historic Inventory
The historically-significant buildings were built primarily in the 1890s and the 1920s, with many of the current
“outstanding” and “notable” structures in the Downtown comprised of Old-English Tudor and Half-Timber architectural
styles. Since the character of these buildings cannot be replicated today, it is recommended that a historic district be
established for much of the Downtown core. A building with a National Register designation can provide the building
owner the opportunity to utilize tax credits for renovating and restoring it to its original splendor.
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The Goal for Glen Ellyn’s Downtown
The purpose of the Downtown Strategic Plan process is to identify strategies to slow down and reverse the trend of
increasing Downtown business vacancies, resulting in the following goal for the Downtown Strategic Plan:
Create an economically-viable Downtown that is attractive to citizens and businesses.
Some of the means in which to achieve this goal are:
1. Provide an appropriate mix and supply of retail establishments to draw consumers to the Downtown.
2. Increase the Village’s population within walking distance of the Downtown, by increasing the number of
dwelling units (and thereby, consumers) in and around the Downtown.
3. Improve the condition of many Downtown buildings, by upgrading and modernizing building interiors and
maintaining and restoring building exteriors.
4. Increase the amount of Downtown office space that attracts small and growing businesses.
5. Create new Downtown amenities by increasing recreation and parkland opportunities.
6. Increase the number of cultural events and activities that could make Downtown Glen Ellyn a destination
for residents and non-residents alike.
7. Eliminate the perception of government-imposed obstacles to operating a business and reinvesting in
private property in the Downtown.
8. Establish safe and efficient pedestrian, bicycle, and automobile traffic and access patterns to, through, and
from the Downtown.
9. Improve the sufficiency and convenience of the Downtown parking supply north and south of the tracks.
10. Establish a distinguishing feature in the Downtown that differentiates Glen Ellyn’s Downtown from other
communities’ downtowns.
11. Establish a Downtown implementation funding plan to ensure that reinvestment occurs and initiatives are
achieved.
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Downtown Strategic Plan:

Physical Characteristics
The Downtown Master Plan illustrates the vision for Downtown Glen Ellyn. The master plan includes a framework
plan upon which the land use plan and the circulation and access plan are organized. The following overview
summarizes the concepts behind the illustrations on the following pages.

Framework Plan

A wide greenway will pass through the Downtown along its
narrow valley (or “glen”), incorporating natural features into an
urban area and providing a connection to Lake Ellyn, thereby
creating a feature in the Village of Glen Ellyn that sets it apart
from other western suburbs. A Main Street with two- and threestory building facades adjacent to the sidewalks will provide the
“small town” ambiance of the Downtown. A new Glen Ellyn
Train Station with landmark-quality details, materials, colors,
and proportions will be the center of Downtown activity.
Options for parking structures north and south of the tracks
along Forest Avenue will provide additional parking for
commuters, and Downtown visitors, merchants, and
employees.

Land Use Plan

A blend of “The Glen” and “Main Street” concepts presented to
the public during the planning process, the plan includes a
greenway as a landscaped feature through the valley of the
Downtown. Mixed-use buildings with first floor retail (and floors
above office or residential) will be located within the Downtown
core, which is oriented along the greenway and Main Street.
Medical office and service uses will be primarily located
northwest of the Downtown core. Residential buildings will
surround the Downtown core and the overall Downtown area.
Institutional uses – including a new Civic, Leadership, and
Learning Center on Duane Street – will be located throughout
the Downtown.

Circulation and Access Plan

The Downtown is a major attraction, and will draw people in by
foot, bicycle, bus, train, and car. Sidewalks will be wide and
well-maintained, and intersections will be well-marked and safe
for pedestrians to cross. Several on-street bicycle routes will
draw residents in from the north and south sides of the
Downtown, while the Illinois Prairie Path will continue to bring
visitors in from neighboring communities via an off-road path.
Pace Bus and Metra will continue to bring visitors into the
Downtown from surrounding communities and from across the
region. Main Street will continue to be the primary access into
the Downtown, and its 2.0-mile corridor connects Roosevelt
Road and Geneva/St. Charles Roads to the Downtown. Twoway traffic patterns and an efficient and effective parking
system will highlight the improvements within the Downtown.
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Figure 1:

Framework
Plan

Downtown Neighborhood
Activity Center
Train Station
Optional Public Parking Structure
The Downtown Greenway
Downtown Main Street

Source: Town Builder Studios
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Figure 2:

Land Use
Plan

Source: Town Builder Studios
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Figure 3:

Circulation and
Access Plan

Regional Circulation and Access Plan
Source: Town Builder Studios

Source: Town Builder Studios
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Downtown Strategic Plan:

Implementation
A nationwide economic downturn was experienced in 2008 and is ongoing as of the writing of this report; however,
there are ample opportunities to begin various partnerships, initiatives, and projects as soon as the Downtown
Strategic Plan is adopted. Some changes will occur within the first year of plan adoption, others could occur 20 years
into the future.
The following major short-term (0 to 5 years), mid-term (6-10 years), and long-term (11-20 years) initiatives and
projects are listed in the order of anticipated implementation over the next 20 years. In general, short-term projects
and initiatives are low-cost and easy to implement, while long-term projects and initiatives are higher-cost and more
complicated to implement. These projects may be initiated privately, publicly, or via a public-private partnership.
Regardless of the project or initiative, partnerships and relationships should be established as soon as possible,
since many construction projects can take months or years to develop prior to entering the Village’s review and
approval process. Details about each project and initiative can be found in Chapter 10: Implementation.

Initiatives
Administration
1. Create a Permanent Downtown Organization – Short-Term and Ongoing
2. Establish a Historic Downtown District – Short-Term and Ongoing
3. Review and Make Improvements to the Zoning Code and the Development/Administrative Review Process –
Short-Term and Ongoing
Public-Private Partnerships
4. Strengthen the Village of Glen Ellyn/College of DuPage Partnership – Short-Term

Projects
5.
6.
7.
8.
9.
10.
11.
12.

Infrastructure
Analyze the Downtown Traffic Circulation System – Short-Term
Design and Install New Public Signage, Wayfinding, and Streetscaping – Short-Term
Design and Consider Constructing the Main Street and Crescent Boulevard Streetscapes, and the North
Downtown Greenway – Short-Term
Maintain and Enhance the Recreational and Multiple-Use Path System – Short-Term
Design and Construct the Mixed-Use Forest Avenue North Parking Structure – Short-Term
Design and Construct New Train Station Facilities and a Pedestrian Underpass – Mid-Term
Design and Consider Constructing the Mixed-Use Forest Avenue South Parking Structure – Long-Term
Design and Construct the South Downtown Greenway – Long-Term1

Development
13. Encourage and Facilitate Private Downtown Building Maintenance and Modernization – Short-Term
14. Facilitate a Private South Main Street Mixed-Use Development – Mid-Term
15. Facilitate a Private Residential Development on Existing Church Parking Lot and Village-Owned Parking Lot –
Mid-Term
16. Facilitate a Potential Fire Department Relocation and the Redevelopment of the Existing Fire Station Site –
Long-Term
17. Facilitate a Potential Police Department Relocation and the Creation of the Civic, Leadership, and Learning
Center – Long-Term
18. Facilitate a Private Residential and Mixed-Use Neighborhood Development in the Crescent Boulevard and
Glenwood Avenue Area – Long-Term
By adopting the Downtown Strategic Plan, a commitment has been made by the community to begin immediately on
the implementation process.
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1

A majority of the Village Board was not in favor of the South Downtown Greenway project at the time of plan adoption;
therefore, further discussion of this concept is recommended prior to commencing any studies or engineering analysis for this
project.

Village of Glen Ellyn Downtown Strategic Plan – Page 2.11 of 11

Community Setting
Introduction
Glen Ellyn is an attractive community with a small town atmosphere. The Village of approximately 27,000 people is
located roughly 20 miles west of Downtown Chicago. It is known for its historic Downtown, residential
neighborhoods, and a variety of public amenities. The narrow valley through the Downtown is the inspiration for its
name, Glen Ellyn.
Almost 60% of the Village’s housing stock was built prior to 1970. According to the 2000 U.S. Census, there are
6,742 single family owner-occupied detached homes Village-wide. The median household income is $74,800, and
the median value of an owner-occupied single family home is $274,800.
Seventy-two percent (72%) of the working population drives alone to work, while 12% takes public transportation.
Fifty percent (50%) of the households have two vehicles, 33% have one vehicle, 13% have three or more vehicles,
and 5% have no vehicle.
The Village of Glen Ellyn is a desirable community in which to live. High-quality housing stock and school districts
are key features that families look for in a community, and Glen Ellyn provides these amenities. For example, in
2001, Glenbard West High School ranked 27th of Illinois’ 644 high schools in academic testing. Also in 2001, Duchon
Field – the school’s football stadium – was ranked as one of the “10 Great Places to Watch a High School Football
Game” by USA Today. In 2009, Glenbard South High School earned a silver medal in U.S. News and World
Report’s listing of “America’s Best High Schools”. In addition, the Village provides excellent police and fire
protection, and the Downtown is a major selling-point for those who choose to buy a home nearby.
The Downtown is located along the Union Pacific Railway, and approximately one mile north of Roosevelt Road (a
regional commercial corridor) and one mile south of Geneva/St. Charles Roads (otherwise known as Stacy’s
Corners, the area’s original “downtown” before the construction of the present-day rail line). In addition, Glen Ellyn
has convenient access to Interstate 355 (“I-355”) to the east.*

*

Information contained within this chapter is a general overview of what is contained in Appendix C: Data Collection and
Analysis Report. Please reference the appendix for additional information.
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Neighboring Communities
Glen Ellyn’s immediate neighbors along the Metra/Union Pacific Line are Wheaton to the west and Lombard to the
east. Other neighboring communities include Carol Stream and Glendale Heights to the north, and Lisle and
Downers Grove to the south.

Wheaton

Lombard

Downers Grove

Figure 4: Glen Ellyn and the Surrounding Area
Source: Town Builder Studios.
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The Village-Wide Comprehensive Plan
The vision for the Downtown in the 2001 Comprehensive Plan includes an “active, pedestrian-oriented area
containing an exciting mix of shopping, entertainment, public, and residential uses”. In addition, a new commuter rail
station, protection from through traffic, and safety and convenience for pedestrians and bicyclists are envisioned.
The Comprehensive Plan envisions significant citizen participation, excellent Village leadership, and strong
public/private partnerships, to improve and further develop the Village of Glen Ellyn.

Figure 5: Comprehensive Land Use Plan for the Downtown Area
Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001). Prepared by: Trkla, Pettigrew, Allen and Payne,
Inc., with Parsons Transportation Group

Downtown Strategic Planning Process
An eight-step planning process, including an extensive public participation component, was utilized in preparing the
Village of Glen Ellyn Downtown Strategic Plan.
1. Data Collection and Analysis. Data from field surveys and photographs, previous reports and studies,
internet resources, and professional resources, were collected and analyzed, and recommendations were
made for potential next steps.
2. Market Analysis and Recommendations. The TBS Team developed a profile of the Downtown, determined
the boundaries of the primary market area for the Downtown, and made recommendations regarding retail,
office, residential, recreational, and organizational elements to be incorporated into the Downtown Strategic
Plan.
3. Development of a Vision and Two Downtown Concept Plans. The TBS Team developed “The Glen”
concept that took advantage of the narrow valley that traverses the Downtown, and the “Main Street”
concept that built upon the primary corridor that passes through the heart of the Downtown. These plans
were shared with the public.
4. Development of a Preferred Downtown Plan. The TBS Team developed the “Downtown Vision” that
incorporated elements from both of the two concept plans based on input received from citizens, property
owners, business owners, and community leaders.
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5. Parking, Circulation, and Access Analysis of the Preferred Downtown Plan. The TBS Team developed a
refined “Downtown Vision” that incorporated details from conceptual site and streetscape redevelopment
plans related to parking and traffic.
6. Implementation Strategies. Short-, mid-, and long-term Downtown projects and initiatives were identified,
and the level of private and/or public involvement for each project and initiative was determined.
7. Draft Report. A final “Downtown Vision” and draft report was prepared for review and recommendation by
the Downtown Advisory Committee.
8. Final Report. A final report was prepared for review and approval by the Village Board.

Purpose

The purpose of the Downtown Strategic Plan process is to identify strategies to slow down and reverse the trend of
increasing Downtown business vacancies, making it economically-viable once again.

Study Area
Historically, the Downtown has been an anchor for shopping, and has evolved from stores that met the daily needs of
the community (department- and daily necessity-types of retail) to services and specialty stores (restaurants,
boutiques, etc.) The Downtown is supported by a passionate citizenry and has a loyal group of shoppers. In
addition, the Downtown has felt the impact of a loss of customers to enclosed malls such as Yorktown Mall in
Lombard, regional shopping centers such as Danada Square East Shopping Center in Wheaton, local shopping
corridors such as Roosevelt Road, and other community-based centers such as Downtown Wheaton.
Downtown Glen Ellyn is traversed by a rail corridor, and has all the elements of a Transit-Oriented Development
(TOD) district – a train station; retail, service, office, and residential land uses within close proximity of the train
station; pedestrian-friendly features such as sidewalks, street trees, street lighting, and storefronts facing the street.
There is an opportunity to build upon these TOD-friendly features in the Downtown, focusing new transit-supporting
development within the existing Downtown footprint and protecting the surrounding single family neighborhoods from
commercial expansion.
The Downtown Strategic Plan study area is generally bound by Anthony Street to the north, Hillside Avenue to the
south, Western Avenue to the west, and Park Boulevard to the east, and is approximately 72 acres in size.

Figure 6: Downtown Study Area
Source: Town Builder Studios
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Goal and Scope of Work
The goal of the Downtown Strategic Plan process is to create an economically-viable Downtown that is attractive for
citizens and businesses. The following elements were analyzed to identify objectives, strategies and measures to
make the goal a reality:









Community Context
Land Use
Public Policy
Physical Conditions
Circulation and Transportation
Civic Spaces
Market Analysis
Downtown Community Organizational Structure

The Downtown Vision resulting from the planning process also builds upon and refines some of the conclusions of
the 2001 Comprehensive Plan prepared by Trkla, Pettigrew, Allen, and Payne, Inc., with Parsons Transportation
Group.

Timeline
The Downtown Strategic Plan process was approximately 12 months in duration. A typical planning process timeline
is amended as the plan moves forward, and this plan was no different. The interviews during the first phase of the
process revealed the need for an expanded open forum for residents and business owners to discuss their vision for
the Downtown; therefore, a two-day “Main Street Design Studio” was added to the schedule. Also, additional
Downtown Advisory Committee meetings were held to ensure the existing conditions, concept plan development, and
plan recommendations were fully discussed, reviewed, and understood by the 15 DAC members who have a passion
for the success of Downtown Glen Ellyn.
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Figure 7: Project Timeline
Source: Town Builder Studios
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Project Team
The Project Team included Village Staff, a Downtown Advisory Committee (DAC), and the consulting team. Other
key project participants included citizens, business owners, and the Village Board.

Downtown Advisory Committee
The Downtown Advisory Committee (DAC) was a 15-member group comprised of citizens, representatives from
various organizations, business owners, and property owners. This group was assembled to represent the
community at large, to review draft portions of the plan and make strategic plan recommendations to the rest of the
project team and community leaders. Over the course of the Downtown Strategic Plan process, these members met
as a group seven times. Many members also chose to attend public open houses, public presentations, and Village
Board meetings to represent the plan, and visit other communities to improve upon the draft plan prior to adoption. In
addition, these members were “on call” if members of the community had a question about the status of – or the
concepts contained within – the Downtown Strategic Plan over the course of the planning process.
The following topics were discussed at the seven DAC meetings:
DAC Meeting #1:
DAC Meeting #2:
DAC Meeting #3:
DAC Meeting #4:
DAC Meeting #5:
DAC Meeting #6:
DAC Meeting #7:

Kick-Off and Orientation
Part 1: Data Collection and Analysis Review
Part 2: Data Collection and Analysis Review
Concept Plan Review – “The Glen” and “Main Street”
Preferred Plan Review – “The Downtown Glen”
Implementation Review
Downtown Strategic Plan Report Review and Village Board Recommendation

Downtown Glen Ellyn and the Downtown Strategic Plan report greatly benefitted from the involvement of the DAC.
The list of the DAC members is included in Chapter 1: Acknowledgements.

General Public Involvement
The extensive public participation process involved many citizens, business owners, and elected and appointed
officials. Highlights of the planning process included individual and small group interviews, a “charette” (a designbased brainstorming session), a two-day Main Street Design Studio, a Downtown business parking survey, a
handwritten/online preliminary concept plan community feedback survey, and a handwritten/online preferred plan
community feedback survey.
Town Hall Meeting and Charette
(June 2, 2008). This first “town hall” meeting was
held to kick-off the planning process with the
general public. A presentation by the full
consulting team included an overview of existing
Downtown land uses, market forces, the historic
building inventory, and circulation and parking
issues. After a brief question and answer session,
the audience of 80 people divided into small
groups to discuss the future of the Downtown by
taking notes and drawing ideas on maps. The
larger group reconvened, and a spokesperson for
each small group presented his/her group’s ideas
to the rest of the participants.

A Charette Group Discussing the
Future of Downtown Glen Ellyn
Source: Town Builder Studios
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Main Street Design Studio (June 2-3, 2008). Thanks to the generosity of Costello Jewelers, a temporary studio
was set up in an empty storefront on Main Street, and the public was invited to drop by at any time to share their
thoughts with the consulting team. Approximately 60 participants dropped by to share their ideas and concerns
by completing a survey, drawing their own map, and/or having an “annotated conversation” with a member of the
consulting team.
Town Hall Presentation (June 3, 2008). The second “town hall” meeting was held in the Main Street Design
Studio to conclude the three-day public participation event. A minimum of 50 participants attended to view 40
maps of ideas and “annotated conversations” shared by members of the community, and to witness a summary
presentation by the consulting team.
Public Open House and Presentation (November 3, 2008). A presentation of “The Glen” and “Main Street”
concept plans was presented to a crowd of 150 people, followed by a question and answer session. Participants
were asked to complete a paper survey or submit their responses online through an internet-based survey. A
video recording of the presentation was broadcast on the local cable channel GETV three times during the online
survey period.
Online Survey (November 4-12, 2008). One hundred forty (140) people completed a survey that asked multiple
choice questions to determine which concept plan elements the community preferred. Overall, the “The Glen”
concept was preferred to the “Main Street” concept.
Public Open House and Presentation (January 15, 2009). A presentation of the “Downtown Vision” was
presented to a crowd of 120 people on a frigid evening. The presentation was followed by a question and
answer session. Participants were asked to complete a paper survey or submit their responses online through
an internet-based survey. Once again, a video recording of the presentation was broadcast on the local cable
channel GETV twice during the online survey period.
Online Survey (January 16-23, 2009). One hundred forty-six (146) people completed a survey that asked
multiple-choice questions to determine which elements of the “Downtown Vision” the community preferred.
Overall, 94% of the participants agreed with the goal, 36 participants would consider opening/relocating a
business in the Downtown now or in the future, and an overwhelming majority of participants were interested in
dining, shopping, recreating, or socializing in the Downtown to help implement the Downtown Strategic Plan.

The goal to which 94% of the Downtown Strategic Plan survey participants agreed.
Source: Town Builder Studios and www.surveymonkey.com.
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History of Downtown Glen Ellyn
Introduction
The layout of Downtown Glen Ellyn was established in the mid-1800s. The historic buildings are primarily from two
eras – the late 1800s and the 1920s. Organizations with a particular interest in the history of Downtown Glen Ellyn
include the Historical Society, Citizens for Glen Ellyn Preservation, and the Historic Preservation Commission.
The Downtown consists of mostly commercial and mixed-use structures. The charm, detail, and scale of the
Downtown buildings are what attract prospective residents to choose to live in Glen Ellyn. New condominiums have
made their way closer to the core of the Downtown, including mixed-use buildings on Crescent Boulevard between
Forest Avenue and Park Boulevard, and The Legacy (formerly The Mews) on Pennsylvania Avenue. A handful of
single family homes on Duane, Pennsylvania, and Forest have been converted into commercial uses.
A field observation was conducted in March of 2008 to examine the condition of the historic buildings within the
Downtown Strategic Plan Study Area. In addition to field observations, interviews were conducted with Village
officials, members of the Glen Ellyn Historical Society, members of the Citizens for Glen Ellyn Preservation, and
Chairman of the Historic Preservation Commission.
The buildings along Crescent Boulevard are the first glimpse of historic Downtown Glen Ellyn by visitors traveling to
Glen Ellyn by train. Main Street – between Pennsylvania Avenue and Crescent Boulevard – is the most dense
historic area in the Downtown. Almost all of the buildings on Main Street between the railroad tracks and Hillside
Avenue were built in the 1920s, which is a representation of the rapid growth of Downtown’s commercial district.
Aside from Main Street, a majority of the historic structures found on the north side of the railroad tracks are located
on Crescent Boulevard and Pennsylvania Avenue. In some instances, the Village has recognized buildings that are
no longer standing by placing a plaque where they used to stand. Two examples would be the Danby House at 515
Crescent Boulevard and the Mansion House at 520 Crescent Boulevard. Both of these buildings were some of the
earliest buildings built in Glen Ellyn and played a significant role in the development of the Downtown.∗
The Glen Ellyn Post Office is located at the northeast corner of Main Street and Pennsylvania Avenue. The interior of
the Post Office has a 1930s mural titled “Settlers” that was designated a Local Landmark. This building has a very
important historical value, in that it is one of the few buildings in Glen Ellyn that was built in the 1930s; therefore, it
∗ Information contained within this chapter is a general overview of what is contained in Appendix C: Data Collection and
Analysis Report. Please reference the appendix for additional information
.
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should be included as one of the Village’s local landmarks. However, if the Post Office closes and no adaptive reuse
of the building is pursued, the existing architectural characteristics should be reflected in the new building design, the
materials should be reused on-site, and the “Settlers” mural should be incorporated into an interior room of the new
building, when the redevelopment of the property occurs.
“Giesche Shoes” is a modern retail store that was built in 1973 at the northwest corner of Main Street and Hillside
Avenue. The building is one story and does not fit in with the typical historic character of Downtown Glen Ellyn’s
commercial district; however, the building represents a specific commercial era with some typical modern details and
landscaping, that – if well-maintained – the building can continue to be an asset to the Downtown.
Another historically significant element in the Downtown is the historic cast iron horse trough. It was donated to the
Village in 1907 by William C. Newton, son of Glen Ellyn’s first doctor, who was also known as Glen Ellyn’s first town
planner. The trough was moved from its original location near the railroad tracks and is now located at the center of
the intersection of Crescent Boulevard and Main Street.
From a historic perspective, the buildings in Downtown Glen Ellyn are in good condition overall and provide an indepth look at the history of the Village. Since the dates of the buildings range from the late 1800s to the early 1900s,
a glimpse of Glen Ellyn’s past will always be present as long as the buildings are well-maintained.
Like other communities with historic downtowns, Downtown Glen Ellyn has experienced definable eras over the
years. The Downtown has experienced change over the years, from being a “sleepy country village”, to a
“destination”, to a “thriving suburb”, to experiencing a “shift in shopping trends”. It is now entering a new era.
The following is an excerpt from a presentation to the Downtown Advisory Committee (DAC) on August 4, 2008:

Eras of Change
By Dan Anderson
Historical Society Representative to the Downtown Advisory Committee
At the Historical Society, we believe that it’s good to know how you got to where you are,
before making decisions about moving forward. A phrase we’ve heard a lot in our
deliberations about Downtown Glen Ellyn is the importance of maintaining its charm and
character. It has become our holy grail.
But what’s interesting when you systematically review the history of our Downtown is the
pattern of change … the number of changes, the magnitude of the changes, and, in some
cases, the swiftness with which change took place.
A Sleepy Country Village
The early years of Downtown Glen Ellyn may not seem terribly relevant to our deliberations, but
they are more instructive than you might think. Clarence Kendall, an old time Village resident,
described Glen Ellyn prior to 1900 as a “… small sleepy country village, a shopping place for
Milton Township farmers.” There is a feed store on the left side of the street in the following
image:

Village of Glen Ellyn Downtown Strategic Plan – Page 4.2 of 6

Main Street looking north from Duane Street, 1905.
Source: Historical Society.
From the time it was a sleepy little farm community and its emergence as a thriving suburb of
Chicago, there was another phase … a critical one in our development. This is that relatively
brief era – lasting only about 15 or 20 years – when Glen Ellyn became a destination.
A Destination
We tend to give the railroad a lot of credit for our early growth and success. I would describe
the railroad as necessary to our growth, but not sufficient. The railroad certainly played a huge
role in enabling Glen Ellyn to be a destination. But commuter rail service was here well before
that period from roughly 1895 to 1915, and it has been here since that era. We know that Glen
Ellyn today is not considered the “destination” that it was in the early 20th Century.
There were a number of other reasons why Glen Ellyn became a destination beyond the fact
that the train made it easy to get here. The area was naturally beautiful with its rolling terrain
and groves of trees … a great change of pace from the grit and grind of Chicago. More
specifically, there was Lake Ellyn, an artificial lake built in 1889 and the resort hotel,
overlooking it, which was finished in 1893.
With these developments came an intense advertising campaign that promoted the lake, the
hotel, and the healing powers of the five mineral springs located nearby. The developers who
did this also platted and sold many home sites near the lake. Just as an aside, all of these
developers were very highly respected and figured prominently in town government during that
period.
There is another reason that Glen Ellyn became a destination (albeit for relatively short visits by
gentlemen from Chicago). I’m not exactly sure how we can incorporate this piece of history into
our recommendations, but it is noteworthy, because Madame Rieck’s clientele were wealthy,
influential people who were in a good position to promote the town. And promote they did! In
just 28 years, from 1900 to 1928, our population increased by 850%.
With this population explosion came a building boom in the Downtown. Photographic evidence
tells us that much of the building of what we now consider Downtown Glen Ellyn happened
during just a 20-year period between 1908 and 1928.
The Downtown building boom actually came in two waves. The first was a smaller wave in the
1890s after the Great Glen Ellyn fire of 1891, which burned almost half of our Downtown district
to the ground. The second and much more dramatic wave of new construction happened after
1906 when Glen Ellyn had become more of a destination and resort community.
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Main Street looking south, across tracks, toward Hillside Avenue, 1906.
Source: Historical Society.
Look beyond the tracks. The first cross street up the hill is Duane Street. Farther in the
background is Hillside Avenue, although it’s hard to see. What you can see is the total lack of
commercial buildings on Main Street south of the tracks in 1906. From Duane Street to Hillside
Avenue there is nothing there except a few homes, a church, and a pasture.

Main Street looking north from Hillside Avenue, 1928.
Source: Historical Society.
This next picture is the same piece of geography as the previous photo. It’s the same block of
Main Street, only looking the other way, north from Hillside Avenue. This picture was taken just 22
years later in 1928.
Today, it is very difficult for us to imagine this much change happening to our Downtown in so short
a time frame. It must have seemed almost cataclysmic, bordering on scandalous, to many of the
older residents of that era.
A Thriving Suburb
There is a lot of anecdotal evidence to suggest that our retail climate peaked some 50 years ago in
the 1960s … with the 1940s, ‘50s, and early ‘60s being a time when businesses in the Downtown
were thriving and expanding:
In the 1960s, the winds of change began to blow. New Glen Ellyn businesses moved to Roosevelt
Road, not Downtown Glen Ellyn. Even more ominous, but perhaps not so obvious at the time, Oak
Brook Shopping Center – a truly regional shopping center – opened its doors in 1962.
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A Shift in Shopping Trends
What we have talked about so far has focused mostly on the “built environment” and how it was
influenced by major trends such as:






the arrival of the railroad
the transition from a farm community … to a resort destination … to a suburban
bedroom community
the advent of the automobile
the explosive growth in population between 1900 and 1928
and the corresponding explosive growth in the built environment, with many of those
buildings still in place today

I’d like to conclude with some information about the history of shopping in Glen Ellyn … since
we tend, rightly or wrongly, to equate revitalizing Downtown Glen Ellyn with revitalizing the retail
sales environment.
Around 1966, developers who had witnessed the early success of the Oak Brook Shopping
Center were looking to build another major regional shopping center farther west. The south
end of Glen Ellyn near Butterfield Road was one of the sites being considered. In a nutshell,
the Village Board debated this proposed shopping center at length, and then rejected the idea
because they were afraid that it would draw customers away from our Downtown businesses.
Of course they were right … but they also were incredibly unimaginative.
The developers went ahead and built their big regional shopping center, but they built it in
Lombard, called it Yorktown Center … and the rest (as we like to say) is history. At the time of
its 1968 opening, with 1.3 million square feet of retail space, Yorktown ranked as the largest
shopping center in America.
So what happened? Our Downtown merchants lost their customers anyway, and Glen Ellyn
lost a ton of sales tax revenue to the town next door. It didn’t take long for the Yorktown effect
to be felt. Many Downtown businesses closed over the years, and between 1988 and 1989,
the Village saw its sales tax revenues drop by 19% in one year.
Lessons Learned
The lesson I take from all of this is that a community like Glen Ellyn can’t buck major trends,
those external influences that shape the environment in which we live and operate our
businesses.
As a community we have gone through huge periods of change, from being a farm town, to a
resort destination, to a suburban bedroom community. In the past, the people in our little town
have viewed these changes as opportunities and capitalized on them … as evidenced by the
rapid expansion of our Downtown district in the first half of the last century.
But, for the last 50 years, it appears that we have tended to be more reactive than proactive,
trying to hold on to what we’ve got, (or return to what we used to have), rather than recognizing
that we are operating in new environment, a world full of change.
If our focus in these deliberations is on confronting the threat posed by major shopping centers,
I think it’s safe to say that we’ve already lost that war. We’ve been dead in the water for
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decades, painfully aware that something is wrong, but finding it difficult to get our arms around
the problem. Like the military establishment, we’re focusing on the last war … rather than
contemplating what the next war might look like.
I also would like to stick my neck out and predict that the next battle for the consumer’s dollar
will involve the Internet. In fact, it’s happening right now, but I’m not sure it is even on the radar
screen for many of us who are contemplating the future of our Downtown.
I wish this review could end on a more upbeat note. But remember this:
After any great battle, it is the victor who gets to update the history books. At the Historical
Society we hope that someday we will get to write a chapter on the success of Glen Ellyn’s
Downtown revitalization.
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Existing Conditions of
Downtown Glen Ellyn
Introduction
This section simply describes the existing conditions of Downtown Glen Ellyn. Topics include land use, zoning,
physical conditions, transportation, parking, and Downtown organizations. The analysis of these – and potential
future – conditions is discussed in the next chapter.

Land Use and Zoning
Nationwide, downtowns have experienced decline over the years as the use of the automobile has increased and as
auto-oriented retail centers are being developed along nearby commercial corridors. Downtowns that are not located
along major arterial streets generally do not have the traffic volumes to attract national retailers, resulting in a
struggle to keep retail vacancies to a minimum. Downtown Glen Ellyn is no exception.
The Downtown has a mix of land uses – from mixed-use to retail to office to residential to civic – that is a great start
to creating a complete TOD district. There is commuter rail service to connect commuters to Downtown Chicago and
shoppers to Downtown Glen Ellyn; mixed-use buildings with first floor retail, restaurant, or office, with residential or
office uses on the floors above that provides the Downtown with daytime and nighttime activity; and civic buildings
such as the Glen Ellyn Train Station, Civic Center, Public Library, Post Office, and Fire Station, that service the
community. Elements such as surface parking lots and one-story buildings don’t provide the intensity that is needed
to create a successful Downtown and TOD district.∗

∗ Information contained within this chapter is a general overview of what is contained in Appendix C: Data Collection and
Analysis Report. Please reference the appendix for additional information.
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Figure 8: Existing Land Use
Source: Town Builder Studios with Walker Parking Consultants.
Recreational amenities include the Illinois Prairie Path passing through Downtown south of the railroad tracks, a
small gazebo and park adjacent to the Illinois Prairie Path, and Lake Ellyn located approximately one quarter-mile
from the Glen Ellyn Train Station; however, there is little community gathering and socializing space.
The 1989 Zoning Code was last updated in 2007. Overall, the code is sufficient to meet the basic needs of the
Downtown business and development community. Adjustments to the code could be made that would benefit the
Downtown. Changes such as permitting residential uses by right on floors above first floor retail, discouraging first
floor service uses in the Downtown core, and allowing administrative approval for select events and activities, should
be considered.

Images around Downtown
Source: Town Builder Studios
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Physical Conditions
The rolling terrain in the Downtown is traversed by the Union Pacific Railway and the Illinois Prairie Path. The
Downtown street rights-of-way are 66 feet wide, and they accommodate two-lane roads, parking on both sides of the
street, sidewalks, and street trees.

Transportation
Downtown Glen Ellyn is accessible by train, bicycle, and foot, via Metra Rail service, the Illinois Prairie Path, and an
interconnected network of sidewalks, respectively. It is also accessible by car. The nearest regional arterial streets
are Roosevelt Road to the south and Geneva/St. Charles Roads to the north.

Accessing Downtown by via Roosevelt Road, Main Street, the Illinois Prairie Path, and Rail
Source: Town Builder Studios
Pedestrians
The Downtown has an interconnected sidewalk system, including at-grade pedestrian railroad crossings.
Bicycles
The Downtown can be accessed by bicycle via an off-street pathway and neighborhood streets.
Illinois Prairie Path
The Illinois Prairie Path is a 61-mile trail that connects Forest Park to Elgin. The main stem of the Illinois Prairie
Path passes through Downtown Glen Ellyn. To the west, the Elgin Branch (with a Geneva Spur) and the Aurora
Branch (with a Batavia Spur) split off from the main stem just west of Main Street in Wheaton. To the east, the
main stem of the path connects to the Great Western Trail (between Villa Park and Elmhurst), and continues to
Forest Park.
On-Street Bicycle Routes
The DuPage County Bikeways and Trails Map, indicates a “Proposed Local Bikeway” along Lorraine Road from
Duane Street, south to Roosevelt Road (via Greenfield Avenue and Lambert Avenue), past the Glen Ellyn
Village Links, east on Fawell Boulevard, to points east of I-355.
Bike Racks
Bike racks are provided at the Glen Ellyn Train Station, in Volunteer Park, and in several locations along Main
Street.
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Transit
An estimated 180 commuter and freight trains pass through the Downtown each day.
Train Station
The Glen Ellyn Train Station is in “Zone E” of Metra’s Union Pacific – West line. Depending on the time of day,
the commute between Glen Ellyn and Downtown Chicago is approximately 40-55 minutes one-way. The original
train station was built in 1852 and was known as Danby Station. The current station is located on the north
(inbound) side of the tracks. Improvements to the station area in 2008 included the replacement of the retaining
wall between the station and the sidewalk along Crescent.

The Glen Ellyn Train Station and the Union Pacific – West Route Map
Source: Town Builder Studios and www.metrarail.com
Metra Ridership
Ridership for weekday boardings1 at the Glen Ellyn Train Station has averaged 1,987 passengers per day, with
an all-time high of 2,506 boardings in 1979 (the first year data was available), and an all-time low of 1,537
boardings in 2006 (the last year data was available). Similarly, Downers Grove’s ridership peaked in 1979 with
nearly the same number of passengers as Glen Ellyn. Wheaton reached its maximum ridership in 1993, while
Naperville reached its peak in 2006.

A Metra Train in Downtown Glen Ellyn
Source: Town Builder Studios

1

Source: Metra Biennial Boarding and Alighting Counts.
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Commuter Parking
Metra has prepared a Draft Environmental Assessment for a project known as the Union Pacific West Line Core
Capacity Upgrade, which is a part of the Federal Transit Administration’s (FTA’s) New Starts program. This
study is considering the impacts of increased capacity of the line, including adding a third track between
Elmhurst and River Forest to allow for more express service. Metra is planning a future 74-train weekday
schedule, which is a 15-train increase from the existing weekday schedule, to accommodate an increase in
ridership.2
The draft Metra report recommends adding new commuter parking spaces and potential locations in Downtown
Glen Ellyn, with the majority of these potential spaces anticipated to be located in one or more parking structures
west of the Glen Ellyn Public Library. New locations near the Glen Ellyn Train Station are also under
consideration, due to the preparation of the Downtown Strategic Plan. A preferred minimum of 300 to 500
spaces by 2011 in Downtown Glen Ellyn, and a preferred minimum of 1,600 spaces between Glen Ellyn and
West Chicago, have been identified by Metra staff.
Union Pacific Railroad (UPRR)
An “average freight trains per day” was not shared by the UPRR citing safety reasons; however, in 2004, it was
estimated that 39% of Metra’s commuter service delays3 were from freight traffic, compared to 13% for Metra’s
Burlington Northern Santa Fe (BNSF) Railway – Chicago to Aurora line.

A Union Pacific Train in Downtown Glen Ellyn
Source: Town Builder Studios
Pace Bus
Glen Ellyn is served by three (3) rush hour feeder bus routes and one (1) full-service bus route.
Automobiles
The number of vehicles that pass through Downtown Glen Ellyn along Main Street on an average day is at or below
9,200 AADT (average annual daily traffic)4. The one-way traffic pattern on portions of Main Street, Crescent
Boulevard, Forest Avenue, Pennsylvania Avenue, and Hillside Avenue has been in existence since 1955.

Source: Metra Union Pacific – West Line, Draft Environmental Assessment. November 2008. Page 1-13.
Source: Metra Union Pacific – West Line, Draft Environmental Assessment. November 2008. Page 1-5.
4 Source: www.gettingaroundillinois.com.
2
3
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Infrastructure and Parking
National retailers generally look for a minimum AADT of 20,000 vehicles in order to maximize the number of potential
customers passing by their stores each day. Main Street has an AADT of 9,200 vehicles north of the tracks and
7,200 vehicles south of the tracks – less than half of most national retailers’ minimum standards. On the other hand,
Roosevelt Road is the primary commercial corridor in Glen Ellyn, with an AADT of 43,700 vehicles. Stacy’s Corners
was the first commercial center in Glen Ellyn, and the St. Charles/Geneva Road corridor has an AADT of 18,50019,200 vehicles.

Parking

There is a perception of a parking shortage – and the reality of a less-than-convenient public parking supply in the
Downtown. The Glen Ellyn Train Station produces a demand for commuter parking spaces, and Downtown stores
and restaurants produce a demand for shopper and diner parking spaces.
Parking Demand
The Downtown “parking demand” is the number of parking stalls needed within the Downtown, based on the
amount of parking generated by retail, office, residential, commuters, and other Downtown land and building
uses.
Parking Supply
The Downtown “parking supply” is the number of parking stalls available for use within the Downtown. The
supply includes both public and private parking areas.
Figure 9: Off-Street Public Parking – Shoppers and Merchants Only
The “Shopper and Merchant Off-Street Parking” map below represents the parking supply available to
shoppers and merchants on a typical weekday (Monday-Friday). Commuter parking is not included. When
the commuter parking is removed from the off-street public parking inventory, the number of available stalls
drops. There are 100 stalls north of the tracks and 519 stalls south of the tracks available for shopper and
merchant off-street public parking. Source: Town Builder Studios, Walker Parking Consultants, and the
Glen Ellyn Police Department.

* Average number of stalls available Monday-Friday.
** Includes parking for Civic Center employees and the Police Department.
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Figure 10: Off-Street Public Parking – Shoppers, Merchants, and Commuters
The “Off-Street Public Parking” map below represents all the publicly-owned parking lots in the Downtown
that can be used by shoppers, merchants, commuters, and other permit-holders. The majority of the public
parking supply is located along the railroad tracks, with a few surface lots tucked behind civic buildings and
between commercial buildings. There are 339 stalls north of the tracks and 813 stalls south of the tracks
available for off-street public parking. Source: Town Builder Studios Walker Parking Consultants, and the
Glen Ellyn Police Department.

Figure 11: Private Parking
The private parking supply is more evenly distributed throughout the Downtown than the public parking.
The largest concentration of private parking is located in the northwestern corner of the Downtown, servicing
the DuPage Medical Clinic. There are 802 stalls north of the tracks and 663 stalls south of the tracks
available for off-street private parking. Source: Town Builder Studios with Walker Parking Consultants.
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Downtown Organizations
Current community-based organizations in the Village include the Glen Ellyn Chamber of Commerce, the Economic
Development Corporation, the Downtown Glen Ellyn Alliance, and Go Downtown!

Glen Ellyn Chamber of Commerce
"The purpose of the Glen Ellyn Chamber of Commerce is to foster and promote the business and professional
interests of Glen Ellyn and adjoining areas, and to promote the welfare of the Glen Ellyn Community." (Source:
www.glenellynchamber.com)

Economic Development Corporation
“The mission of the Glen Ellyn Economic Development Corporation (EDC) is to provide an environment that is
conducive for attracting and keeping business in Glen Ellyn.” (Source: www.glenellynedc.com)

Downtown Glen Ellyn Alliance
The goal of the Downtown Glen Ellyn Alliance is “to increase foot traffic and sales in the central business district by
planning events and heightening awareness and visibility of downtown Glen Ellyn as a destination for shoppers and
diners.” (Source: Downtown Glen Ellyn Alliance.)
The Downtown Glen Ellyn Alliance is funded by the Village of Glen Ellyn, Economic Development Corporation,
central business district merchants, and the Chamber of Commerce. A commitment to fund the Downtown Glen
Ellyn Alliance was made for a temporary period of 2006 through 2009, with an option to extend its funding and
responsibilities thereafter.

Go Downtown!
“A resident-based organization dedicated to celebrating and supporting Glen Ellyn’s historic downtown commercial
district.” (Source: www.downtownglenellyn.com)
The passion for the Downtown is evidenced by the number of Downtown organizations and volunteers.
Consideration should be given to merging organizations and focusing communication, event programming, and
marketing efforts for the betterment of Downtown Glen Ellyn. Cheerleading for the future of the Downtown is a must.

Village of Glen Ellyn Downtown Strategic Plan – Page 5.8 of 8

Public Input
Introduction
Public input began before the analysis of existing conditions, and continued throughout the entire planning process.

General Communication
The public was informed of opportunities to participate in the Downtown Strategic Plan process via the following
means of communication:











Invitation Letter. Participants in the April/May and October 2008 individual and small group interviews were
asked to do so via formal invitation by mail.
“Blast” Emails. Village staff sent announcements by email to community organization leaders, and
requested that these leaders forward the announcements to its membership.
Website Announcements. Upcoming events were posted on the official Village of Glen Ellyn website and
the official Downtown Strategic Plan website.
Posters. Posters for the June 2008 Town Hall Charette/Main Street Design Studio/Town Hall (wrap-up)
Meeting, the November 2008 Public Open House and Presentation, and the January 2009 Public Open
House and Presentation, were posted at the Civic Center, in Downtown storefronts, and other Downtown
locations.
GETV. Announcements for upcoming events were advertized on Glen Ellyn’s local cable channel GETV. In
addition, the November 2008 and January 2009 public presentations were broadcast several times the
weeks that followed the live presentation.
Village Newsletters. Articles of upcoming events and summaries of past events were included in the
Village’s quarterly Glen Ellyn Newsletter and weekly email newsletter.
Press Releases. The press was informed of upcoming public participation events via press releases.
Glen Ellyn News. Articles announcing upcoming events and summarizing past events were published
throughout the planning process.
Community Announcements Sign. The Downtown changeable copy sign near the southeast corner of Main
Street and Crescent Boulevard announced upcoming public participation events. ∗

∗ Information contained within this chapter is a general overview of what is contained in Appendix C: Data Collection and
Analysis Report. Please reference the appendix for additional information.
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In addition to general communication, the Village staff and the consulting team answered questions and reviewed
comments from the general public that came in via phone and email. As the Downtown Strategic Plan was being
refined, the consulting team contacted several Downtown property and business owners to discuss the potential
impacts of the concepts on their specific properties and/or businesses.

Early Public Feedback
No planning process would be complete without the input from the community. Although many citizens, business
owners, property owners, and elected and appointed officials, have different perspectives about Downtown Glen
Ellyn, they all know the Downtown well.

Interviews

Over 90 individuals participated in the April/May 2008 interviews. During most interview sessions, maps were
distributed and participants were asked to:





Draw a boundary around the area they perceived to be the Downtown.
Circle their three most important destinations in the Downtown area.
Place an “X” over the worst feature of the Downtown area.
Draw arrows where they primarily entered and exited the Downtown.

No two maps were alike. The boundaries ranged from “off the page” to all different shapes and sizes. Some of the
most important destinations that more than one individual listed included the Civic Center, the Glen Ellyn train station,
the Library, McChesney and Miller Grocery and Market, the Glen Art Theatre, and the Post Office. Some of the
common dislikes in the Downtown included the Glen Ellyn Train Station, railroad crossings, and the Crescent/
Glenwood public parking lot. Many participants indicated that they access the Downtown via Main Street, and most
trips are to/from the south side of the Downtown via Main Street and Park Boulevard.
Downtown Boundary
The most interesting aspect of the mapping exercise was the size of the area of the Downtown that everyone
agreed upon. The map exercise participants all agreed to a common area bounded by Pennsylvania Avenue to
the north, the railroad tracks to the south, Prospect Avenue to the west, and Forest Avenue to the east. The
extreme boundaries ranged from Hawthorne Boulevard to the north, Phillips Avenue to the south, Evergreen
Avenue to the west, Montclair Avenue to the east, and Lake Ellyn to the northeast. In Figure 19 below, the red
lines represent all the different boundaries outlined by the participants, the inner black boundary represents the
smallest Downtown area (three blocks
north of the railroad tracks, between
Prospect Avenue and Park Boulevard)
that every participant agreed to, and the
outer black boundary represents the
outer limits of the Downtown (including
Lake Ellyn) that the participants
identified, collectively.

Figure 12: Interview Maps –
Downtown Boundaries
Source: Town Builder Studios
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Most Important Destinations
Many features identified by the participants as the most important destinations in the Downtown included
shopping and restaurant destinations along Main Street, Crescent Boulevard, and Pennsylvania Avenue; civic
and institutional destinations such as the Civic Center, St. Petronille Church, the Library, the Glen Ellyn train
station, Glenbard West High School, and Lake Ellyn; the DuPage Medical Clinic; public parking lots; and the
Illinois Prairie Path. Most of these destinations are located in an area bounded by Pennsylvania Avenue to the
north, Hillside Avenue to the south, Prospect Avenue to the west, and Forest Avenue to the east.

Figure 13: Interview Maps – Important Downtown Destinations
Source: Town Builder Studios
Worst Features
Some of the worst features identified by the participants are also some of the most important destinations
identified above, such as the Glen Ellyn train station, the Glen Art Theatre, and public parking lots. Other worst
features that were identified aren’t necessarily unattractive buildings, but vacant tenant spaces. Most of the
worst features are located in an area bounded by Pennsylvania Avenue to the north, Hillside Avenue to the
south, Prospect Avenue to the west, and Park Boulevard to the east.

Figure 14: Interview Maps – Worst Downtown Features
Source: Town Builder Studios
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Access
Many of the participants access the Downtown to/from the south (40 trips via Main Street and 31 trips via Park
Boulevard). The next most common Downtown access points included Main Street to/from the north (20 trips)
and Crescent Boulevard to/from the east (16 trips). Other access points identified include Pennsylvania Avenue,
Prospect Avenue, Forest Avenue, Hillside Avenue, Duane Street, Park Boulevard to the north, Western Avenue,
Lorraine Road, and Metra. One individual noted his/her walking route from the southwest, through the South
Main parking lot, to Main Street.

Figure 15: Interview Maps – Downtown Access
Source: Town Builder Studios
Comments
Many individuals were interviewed and many opinions were provided. This section summarizes the comments
received during the April interview sessions.
Distinguishing Features
Historic buildings, quaint feel, unique stores, walkability, and rolling terrain, distinguish Downtown Glen Ellyn
from other communities.
Advantages and Disadvantages
The Downtown’s primary advantages that were mentioned include: restaurants, family-friendliness, the Illinois
Prairie Path, Tudor-style architecture, “New England” charm, and the Glen Ellyn Train Station. The Downtown’s
primary advantages that were mentioned include: dilapidated buildings, lack of visible and legible signage,
business turnover, homeless people, competing auto-oriented shopping centers, expensive merchandise,
absentee landlords, a huge increase in property assessments a few years back, and that the Gap won’t take a
free tenant space in the Downtown.
Parking and Circulation
The Downtown’s primary parking issues that were mentioned include: a perceived shortage of parking,
inconvenient parking locations, a lack of employee and customer parking options, too many parking tickets, and
confusing parking regulations. The Downtown’s primary circulation issues that were mentioned include: too
many freight trains, a difficult one-way street system, and the lack of an underground pedestrian underpass.
Buildings
The Downtown’s primary building issues that were mentioned include: building maintenance, interior upgrades,
and the burden of heating, ventilation, and air conditioning (HVAC) replacement on the tenants, not the property
owners.
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Miscellaneous
Additional general comments provided during the interview sessions include:

















Working with the Village can be a positive experience – the prospective business owners who wrote
their business plans around Village rules and regulations feel that the Village is their ally.
Consider a Special Service Area (SSA) for sidewalk maintenance, snow removal, etc.
Marketing. Marketing. Marketing.
The “Average Joe” is forgotten, and people with deep pockets get what they want.
Need an anchor store.
Children and teens – need affordably-priced merchandise and activities for them to participate in.
Need a diversity of stores.
Consider “natural” and “green” concepts.
The Downtown used to be a community staple.
The Glen Art Theatre is a community asset.
Need more entertainment – music, bowling, theater.
Consistency results in success for events.
Need lighting of trees and buildings – and not just during the Christmas season.
Trees, flowerbeds (including the horse trough island at Main Street and Crescent Boulevard), awnings,
and building architecture contribute to the Downtown atmosphere.
Communicate via email, in-person meetings, direct mail, and word of mouth.
Potential College of DuPage partnerships include speaking engagements through the Chicago Council
of Global Affairs, the Global Art Film Festival at the Glen Art Theatre, student internships with local
restaurants, student participation in the Taste of Glen Ellyn, and an outdoor performance series during
the summer months.

Main Street Design Studio and Charette

On June 2, 2008, the TBS Team moved into 476 Main Street to prepare for two “Town Hall” meetings and be
available for residents, business owners, and friends of Downtown Glen Ellyn to drop by and discuss their hopes and
dreams for the future of Downtown Glen Ellyn. The turnout included more than 80 people at the Monday night Town
Hall Charette, approximately 60 people during the drop-in Main Street Design Studio, and more than 50 people at the
Wednesday night Town Hall meeting held in the Main Street Design Studio space.
Town Hall Charette
On Monday, June 2, following a presentation of preliminary findings
by the consulting team, the participants broke out into five small
groups to brainstorm and draw out ideas about the potential future of
Downtown Glen Ellyn. When the groups were done with their
activities, the large group reconvened, and the spokesperson for
each small group presented the ideas to the entire audience. The
evening was productive and enjoyable.
Main Street Design Studio
The doors were open for visitors to drop-in for 12 hours on Tuesday,
June 3, and for four hours on Wednesday, June 4. A steady stream
walked through the doors, keeping the ideas flowing and the design
staff busy.
Town Hall Meeting
On Wednesday, June 4, a Town Hall Meeting was held in the
Design Studio, and a wrap-up presentation of the three-day event
was followed by a question and answer session.
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Ideas Refined by the Public
Throughout the Downtown Strategic Plan process, the community provided insight as to what to include in the
preliminary concept plans and how to choose the best elements of each of those plans to create a preferred
Downtown Strategic Plan. During the plan refinement phase of the planning process, public input was primarily
received during open house and presentation events and via public surveys.

Public Open Houses and Presentations
The two public open houses and presentations were huge successes. Approximately 150 people came to the
November 2008 open house and presentation to review “The Glen” and “Main Street” concept plans, and
approximately 120 people braved frigid temperatures in January 2009 to review the “Preferred Plan”. At each event,
a PowerPoint presentation was followed by a question and answer session, and an invitation to complete a survey –
either handwritten or online. Both presentations were videotaped and broadcast on Glen Ellyn’s local cable channel
GETV.

Public Surveys
In all, five formal surveys were conducted during the Downtown Strategic Plan process. Survey #1: “Short Merchant
Survey” and Survey #2: “Public Feedback Survey” were conducted during the first phase of the planning process.
Survey #3: “Employee Parking Survey” was conducted at the request of the Downtown Advisory Committee to
ensure that the parking needs of the Downtown merchants and their employees were understood, and that
appropriate implementation strategies were made in the final report. Survey #4: “Two Concept Plans Survey” and
Survey #5: “Preferred Plan Survey” were utilized during the plan development phase of the planning process to refine
and finalize the Downtown Strategic Plan.
Survey #1: Short Merchant Survey – April 2008
More than 200 Downtown shoppers completed a short merchant survey prepared by the consulting team and
distributed to 10 Downtown merchants representing a cross-section of business types (including sales, services,
and restaurants) and tenures (newer and older Downtown businesses). When asked, “If you could make two
changes to the Downtown, what would these two changes be in order of their importance?” Fifty-one percent
(51%) of respondents cited changes to the type or mix of Downtown stores and restaurants as the most
important changes they would prefer. Another 11% of respondents indicated specific retail or restaurant
tenancies as important changes or additions to the Downtown. The most common store-related changes that
would be preferred include:





Larger brand-name chain stores.
Additional restaurants, particularly breakfast or lunch establishments.
A greater variety/mix of shops and restaurants.
More affordable shopping alternatives.

Specific retailers or restaurants cited as important additions to the Downtown include:





Gap, Ann Taylor, and Banana Republic.
Restoration Hardware and Crate & Barrel.
Walgreen’s and Whole Foods.
Corner Bakery and Egg Harbor Café.

Parking-related (i.e. free parking, parking garage, etc.) improvements were also cited by 21% of respondents as
important changes to make in the Downtown. Approximately 24% of respondents indicated that parking was the
most important change, while 17% cited parking changes as the second most important change they would
make to the Downtown.
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Response to Preferred Changes
If you could make two changes to the
Downtown, what would they be?

Most Important
Change
#
%
89
51
19
11
43
24
3
2
3
2
19
11
176
100

Second Most
Important Change
#
%
79
58
16
12
23
17
7
5
2
1
9
7
136
100

Store Types and/or Characteristics
Specific Tenancy Additions
Parking-related
Physical Improvements
Events
Other
Total
Source: Gruen Gruen + Associates
Table 1: Short Merchant Survey – Response to Preferred Changes
Source: Gruen Gruen + Associates

Total
#
168
35
66
10
5
28
312

%
54
11
21
3
2
9
100

A much smaller percentage of respondents (3%) indicated the most or second most important desired changes
relate to physical improvements other than parking. Changes include improving the physical appearance of
buildings and the streetscape. Five respondents indicated that additional or improved events (e.g. farmer’s
market, live music) would be an important change they would make.
If the aforementioned changes were made, a high proportion, 88%, indicated that they would shop or eat
Downtown somewhat or a great deal more. This indicates that the respondents’ preferred changes are likely to
increase the frequency of visitation to the Downtown.
Change in Shopping Frequency Induced by Response to Preferred Changes
If these two changes were made, would you
Number
shop/eat in Downtown Glen Ellyn….?
#
…about the same
…somewhat more
…a great deal more
Total
Source: Gruen Gruen + Associates
Table 2: Short Merchant Survey – Change in Shopping Frequency
Source: Gruen Gruen + Associates

19
76
75
170

Percent
%
11.2
44.7
44.1
100.0

The survey found that most customers for Downtown retailers and restaurants originate from within Glen Ellyn,
Wheaton or other nearby communities. More than 80% of those responding to the merchant survey indicated
that they traveled fewer than ten minutes to reach their destinations in the Downtown. The travel time results
also indicate that as time traveled by shoppers increases, the number of shoppers decreases.
The primary market area for the Downtown is estimated to extend two to three miles from the Downtown,
generally bounded by North Avenue to the north, Butterfield Road to the south, Naperville Road/Main Street –
Wheaton to the west, and I-355 to the east.
The survey found that 71% of Downtown visitors live in the Glen Ellyn zip code. Another 14% of visitors
originated from the Wheaton zip code.
A high proportion (64%) of visitors reported the origin of their visit was home, while another 10% came from
work. Few respondents, (9%), reported coming from another shopping location, indicating little spill-over from
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other shopping destinations. Of the 60 respondents who do not live in Glen Ellyn, one-half of those came
directly from home. Fifty percent (50%) of those shoppers not originating from within the Glen Ellyn zip code
came from Wheaton.
Over 85%, or 179 of the 209 respondents, indicated they drove to the Downtown. Another 12% of respondents
indicated walking as their means of transportation, while very few or less than 3% indicated public transit or
bicycling as their transportation modes. This indicates the importance of maintaining an adequate supply of
parking.
Approximately one-half of all short merchant survey respondents make 10-30% of their expenditures in
Downtown Glen Ellyn.
Survey #2: Public Feedback Survey – June 2008
In addition to the brainstorming and mapping exercise at the June 2nd Town Hall Charette, participants were
asked to complete a brief survey. Extra copies of the survey were made available to the individuals who stopped
by the “Main Street Design Studio”. The following summary includes all 76 survey responses received during
the “Main Street Design Studio” event, from June 2nd to June 4th, 2008:
1. On average, how often do you visit the Downtown? (please check one)
More than 5 times per week
1-5 times per week
At least once per month
Rarely

41%
50%
9%
0%

2. How often do you eat at a Downtown restaurant? (please check one)
More than 5 times per week
1-5 times per week
At least once per month
Rarely
Haven’t yet

5%
36%
47%
12%
0%

3. On average, how often do you purchase goods or services from Downtown Merchants? (please check one)
More than 5 times per week
1-5 times per week
At least once per month
Rarely
Haven’t yet

9%
34%
40%
16%
1%
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4. What do you do when you’re Downtown? (check all that apply)
Shop
Eat
Recreate
Commute
Work
Other

77%
88%
41%
40%
18%
26%

(Utilize Metra and/or Pace Bus)

5. If you could make two changes to the Downtown, what would they be?
Change #1
Add bike lanes on every street
More women’s clothing stores
Create a sense of vitality through new
businesses, completely fill in vacancies. Have
regularly scheduled events that draw residents
and others alike.
Parking changes (more and better handicap
parking)
Attract eclectic chain retailers to a shopping
district
Add parking
Make downtown into “hang”
Increase variety of merchandise (type) of
stores
Block of Main, Crescent, Forest, and
Pennsylvania
More shops
Bring in chain-type anchor store (Gap, Ann
Taylor, Banana Republic, etc.)
Add more retail boxes
Revive retail opportunities: men’s clothing,
women’s clothing, toy store, etc.
More parking
Railroad under/over pass
More lunch places
Fill our vacancies and retain with something
other than salons and banks
Ice cream shop
Better stores; more universal appeal (i.e.
upscale “name” stores)
Change the mix of stores- hobby store, more
affordable clothing
More “practical” oriented merchants downtown grocery open after 6 p.m.
Put in a parking deck or 3 (spaces rented to
commuters - they could pay for them)
Popcorn shop

Change #2
Build a plaza on the north side of village hall
More practical stores for everyday needs
Market all these changes outside to draw nonresidents in.
Bigger variety of stores
Parking and a green communal space
Bring in “name” stores (upscale) and change
store hours
Centralize activities
More convenient parking- less parking
restrictions
More food
Get rid of high end “boutique” stores (too
many)
Add more convenient parking
No vacant stores
Get rid of PADS
Longer store hours
More restaurants
Do it sustainably
More park space
More attractive, well-defined sense of entry into
the downtown area, more movie theme nights
Change the hours to 7 p.m. every night
Easier parking
Move the train depot west, by the library
-
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Change #1
Pedestrian underpass at Forest and the tracks

More parking - shorter times for diagonal spots
Get rid of GE style banners
Less expensive stores
Public green space
Over/underpass to train
Making a parking structure
Anchor stores! Reduce services in lieu of
retail.
Fewer salons.
Under/overpass for tracks
Get stores with moderately priced “general
merchandise”
Less boutiques and antique stores
Consider making government less of a
business legislature and more of a business
assistant - encourage business!
More retail
More appropriate retail
Easier reviews (for projects)
New buildings
Attract stores with items I shop for
Preserve charm - No more tall condos with bad
retail space
More dining opportunities with more different
ethnic food, street-scaped Alfresco dining
Men & women clothing shop
Functional shopping - not just gift shops
Convert Volunteer Fire Station into
development: parking, boutiques, and offices
More shopping options
More parking
Have stores with products that I need
Improve traffic flow - more pedestrian friendly
and safer
Add a bread shop/ more window service
Low structure parking garage
Renovate the lobby and front of the Glen Art
Theater and encourage businesses to support
customers before and after
Full service grocery open past 6 p.m. on
weekdays

Change #2
Enforce pedestrian street crossings (The
drivers that drive through the central business
district are pushy and rude), turn theater into 1
screen
Bike racks- there are NOT enough
Add trees on the north side
Some type of department store, and stores
open at night
More green space
Make Main Street a 2-lane road
Parking Garage. Half-day school events.
Building front upgrades
More stores for everyday living
Move the floral clock
More restaurant chains such as Jamba Juice
and Potbelly
Better signage along major throughways
leading to Downtown
Less banks
Improved architectural design!
Parking deck
Parking
Improve the maintenance and aesthetics of the
buildings
More affordable/unique shops
Carryout gourmet food (such as bread shop,
homemade pizza, cheese store)
More shopping
Have “festivals” be Glen Ellyn focused, (i.e.
Taste of Glen Ellyn s/b GE restaurants)
Eliminate flower clock in favor of a fountain
Parking
Village green
More entertainment venues
Anchor store with parking
More outdoor dining
Anchor store (GAP/ Banana Republic)
Space for outdoor chess
Parking garage
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Change #1
Improve streetscape- better lights and trees
Make streets 2-way
Create destinations, green space
Make better use of public space at “flower
clock”. If this were more inviting, people might
linger.
We need more takeout dining options- gourmet
to-go type places
Move depot west and associated parking to
create a community space
More recreational areas for families indoor and
outdoor
Have more affordable shops for all income
levels
Event space
Train station change
Tunnel of overhead crossing at Metra Station
Casual deli with counter service that is
reasonably priced with quick service.

Fill empty storefronts with “non-specialty”
stores.
Underpass at tracks.

Change #2
Promote sustainable development that
supports businesses and energy efficient
Railroad crossings are a hindrance
More alfresco dining
No more out-of-scale developmentconcentrate on small, unique businesses
More events, better publicized
Enhance ties with COD and local arts groups to
transform GE into a cultural center. Refurbish
the bowling alley or change the extra space
into an IMAX.
Anchor restaurant + clothing stores
Sandwich/deli - like Cosi
Traffic flow
More mid-range restaurants
Couple of key chain boutiques that would be
relevant to our customer base. Smith and
Hawken garden store. Anthropologie or
women’s clothing store – upscale. J Crew
clothiers.
No more large condo/apartment projects.
Knockdown/rebuild small buildings.

If these changes were made, would you…
Visit the Downtown more often?
Yes
No
Not Sure

91%
0%
9%

Purchase more goods and services in the Downtown?
Yes
No
Not Sure

92%
0%
8%
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6. Select your favorite Downtown building/architectural style from the images below. (please circle one)

Fifth (7 votes)

Third (11 votes)

First (16 votes)

Second (12 votes)

Sixth (1 vote)

Fourth (10 votes)
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Survey #3: Employee Parking Survey – October 2008
At the request of the Downtown Advisory Committee (DAC), employee parking surveys were distributed by email
and the U.S. Postal Service to 197 Downtown business owners. Seventy-two (72) responses were received, for
a response rate of 37%. The respondents were asked how many full-time and part-time employees worked for
the business Monday through Friday, Saturday, and Sunday. In addition, respondents were asked how many
employees walk or bike to – or get dropped-off at – work year-round.
Some of the responses included miscellaneous notes in the margins. Four of these responses specifically
mentioned being on the waiting list for merchant parking permits. One respondent noted that there is a threeyear wait for parking permits, and there are zero stalls available in the nearby metered lot. (“Help!”) Two
hundred forty (240) merchant permits are available to park in the Downtown.
A few of the surveys returned were summaries for properties with ample off-street parking. Some of these
respondents chose to leave the employee counts blank.
Based on the responses, the peak employee parking demand is weekday afternoons, with weekday late
mornings/early afternoons a close second. The peak weekend demand is Saturday afternoons.
Twenty-five (25) people walk, bike, get dropped-off, or take the train to work on a daily basis. One hundred
thirty-eight (138) merchant parking permits have been purchased by the respondents.

22

26

121

98

9

15

67

58

Figure 16: Employee Parking Survey –
Number of Survey Responses by Quadrant
Source: Town Builder Studios

Figure 17: Employee Parking Survey –
Parking Demand by Quadrant (Weekday Afternoons)
Source: Town Builder Studios

Survey #4: Two Concept Plans Survey – Paper and Online – November 2008
The purpose of this survey was to understand the public’s preferences for either “The Glen” or the “Main Street”
Downtown concept plans. The survey drew responses from 140 people. The following is a summary of the
feedback received from November 3 to November 12, 2008:
1.
2.
3.
4.
5.

Overall Concept Preference
Activity Center Location Preference
Community Gathering Place Preference
Train Station Location Preference
Structured Parking Location Preference

The Glen
The Glen
The Glen
The Glen
The Glen

67%
56%
51%
69%
56%

6. One-Way Street
67% support converting all Downtown roadways to two-way streets.
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7. Civic Activities
1. Holiday Events
2. Parades
3. Active Recreation
4. Live Performances/Taste of Glen Ellyn (tie)
6. Passive Recreation
7. Cardboard Regatta

most likely to participate

least likely to participate

8. Fire Station
63% support the consideration of relocating the Fire Station to accommodate private redevelopment of
the northeast corner of Main Street and Pennsylvania Avenue.
9. Pedestrian Underpass
73% support the construction of a pedestrian underpass.
10. General Comments
 Preserve and maintain historic buildings.
 Include first floor retail in parking structures.
 Create a green space around the Civic Center, including the area behind the building.
 If the Police Department is relocated, keep a “satellite” presence in the Downtown.
 Building heights should be 2, 3, or 4 stories maximum.
 Embrace the Tudor style of architecture.
 It is difficult to cross Main Street.
 Main Street parkway trees are poorly pruned and overhead wires dangle in front of historic
homes.
 Accentuate the Illinois Prairie Path amenity.
 Oppose the widening of the Taylor Avenue underpass.
 “The Glen” is much better – parks attract people.
 Getting around the freight train issue is essential to promoting the Downtown.
 Cost is a concern – especially in this current economic climate.
 More residential with a variety of price points is good.
 East-west reinvestment will be more attractive from the train.
 The Village must find a way to coerce/force property owners to update/maintain their
properties.
 Need new and green architecture, not Disneyesque and fake architecture.
 Do not make the Downtown like downtown Naperville.
 Don’t have the backs of buildings face the tracks.
 The train station should be a focal point and deserves to be a landmark building.
 Consider how and where existing businesses will be relocated.
 Incorporate the farmers’ market into “The Glen”.
 Recruitment and financial incentives are necessary for retail businesses to come to Glen Ellyn.
 Need retailers that offer moderately-priced merchandise and practical and useful products.
 Draw customers in off Roosevelt Road.
 Parking. Parking. Parking.
 Like to have an oil change at Gearheads and shopping for groceries at the same time.
 Leonard Funeral Home should remain.
 Get rid of the one-way streets.
 Need kiosk vendors in the summer.
 Need a “buy locally” mentality with marketing efforts.
 Keep tax dollars in Glen Ellyn.
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11. General Participant Information (multiple responses were allowed)





Downtown Shopper
Downtown Business Owner
Glen Ellyn Resident
Glen Ellyn Train Station Commuter

77%
8%
95%
41%

Survey #5: Preferred Plan Survey – Paper and Online – January 2009
The purpose of this survey was to understand the public’s preferences for concepts identified in the preliminary
preferred Downtown Strategic Plan. The public survey was completed by 146 participants from January 15 to
January 23, 2009 – six more than the November 2008 survey. By the numbers, the survey can be summarized
as follows:


95% Support the following goal for the Downtown Strategic Plan:
“To create an economically-viable Downtown that is attractive to citizens and businesses.”



Six (6) participants would consider opening/relocating a retail or office business in/to the Downtown,
and 30 participants are unable to do so at this time, but may want to in the future.



The participants listed the following corridors in order of importance to the success of the Downtown:
1.
2.
3.
4.
5.
6.
7.

Main Street
Crescent Boulevard
Pennsylvania Avenue
“The Downtown Glen” – A New Downtown Park
Duane Street
Park Boulevard
Other

most important

least important



58% agree that the greatest concentration of new Downtown residential units should be within a fiveminute walk of the Glen Ellyn Train Station.



55% believe that the Village should reevaluate its height regulations.



The participants listed the following civic spaces in order of importance to the success of the
Downtown:
1.
2.
3.
4.
5.
6.



Main Street (closed-off during special events)
Lake Ellyn
“The Downtown Glen” – A New Downtown Park
Illinois Prairie Path
Civic Center Grounds
Other

most important

least important

The participants listed the following amenities in order of importance to the success of the Downtown:
1.
2.
3.
4.
5.
6.

Area Restaurants and Bistros
Glen Art Theatre
Glen Ellyn Public Library
Live Performing Arts Venue
Civic Center Gymnasium
Other

most important

least important
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80% agree that a parking structure at Forest Avenue and Pennsylvania Avenue should also
accommodate retail and public plaza space, as long as existing business investments are protected.



45% believe that the construction of a pedestrian underpass at the railroad tracks is worthwhile, even if
done so at a substantial cost, while 39% disagreed and 16% had other comments.



66% believe music, theater, arts, and film are the College of DuPage’s strongest potential contribution
to the Downtown.



The participants listed the following Downtown projects in order of most to least exciting:
1.
2.
3.
4.
5.



most exciting

least exciting

The participants would like to be involved in implementing the Downtown Strategic Plan by (multiple
answers were allowed):
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.



“The Downtown Glen” – A New Downtown Park
Downtown Residential Living
Forest Avenue Parking Structure(s)
Two-Way Traffic on Main, Crescent, and Pennsylvania
None of the Above

Dining in the Downtown
Shopping in the Downtown
Recreating/Socializing in the Downtown
Serving on a Downtown Committee
Living in the Downtown
Working in the Downtown
Serving on a Downtown Sub-Committee
Making a Financial Donation/Other
Hiring a College of DuPage Student Intern
Leading a Downtown Redevelopment or Reinvestment Effort

88%
84%
70%
24%
17%
16%
12%
8%
4%
3%

The participants’ affiliation with Downtown Glen Ellyn is as follows (multiple answers were allowed):
1.
2.
3.
4.
5.
6.

Resident
Shopper
Commuter
Other
Business Owner
Property Owner

91%
81%
34%
14%
7%
6%
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Two Concept Plans
The ideas provided by the participants during the early public feedback sessions, and the conclusions and
recommendations developed by the consulting team during the data collection and analysis phase, resulted in two
concept plans for the Downtown. These plans were reviewed by the DAC and the general public, resulting in a
preferred plan, known as the “Downtown Vision”.
Figure 18:
Concept #1: The Glen
The primary concept for “The Glen” is to
build upon the Village’s namesake – glen
– and landscape the narrow valley that
passes through the Downtown. In
addition, some plan participants felt Lake
Ellyn was a part of the Downtown, so The
Glen provides an official connection
between the two. The Glen Ellyn Train
Station area is the center of activity, and
two potential parking structures are
located on either side of the railroad
tracks to service the activity center and
the Downtown.

Figure 19:
Concept #2: Main Street
The primary concept for “Main Street” is
to build upon the Downtown’s primary
street corridor – Main Street – and make it
an exceptional street, focusing the activity
center between Anthony Street and
Hillside Avenue. The Glen Ellyn Train
Station is relocated to the activity center
at the southwest corner of Main Street
and Crescent Boulevard, and two
potential parking structures on either side
of the railroad tracks to the west of Main
Street service the new train station and
the Downtown.

The preliminary preferred plan utilizes the preferred elements from the first two concept plans – and incorporates
additional changes from the November 2008 “Two Concept Plans Survey”.
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Preliminary Preferred Plan
The ideas provided by the participants during the concept plan review session resulted in a preliminary preferred plan
for Downtown Glen Ellyn. This plan was reviewed by the DAC and the general public.
Figure 20:
Preliminary Preferred Plan: “The Downtown Glen”
The primary concept for the “The Downtown Glen” is to build upon the Village’s namesake – “glen” – and
landscape the narrow valley that passes through the Downtown. Incorporating natural features into an urban
area and providing a connection to Lake Ellyn creates a feature in the Village of Glen Ellyn that sets it apart from
other western suburbs. A Main Street with two- and three-story building facades adjacent to the sidewalks
continues the “small town” feel of the Downtown. A new Glen Ellyn Train Station with landmark-quality details,
materials, colors, and proportions will be the center of Downtown activity. Options for parking structures north
and south of the tracks along Forest Avenue provide additional parking for commuters, and Downtown visitors,
merchants, and employees.

Source: Town Builder Studios
The final Downtown Strategic Plan utilizes the preferred elements from the first two concept plans, and the
preliminary preferred plan, and incorporates additional changes from the feedback received from the January
2009 “Preferred Plan Survey”.
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Findings & Analysis
Introduction
This section is the analysis of the existing conditions of Downtown Glen Ellyn. Topics include a summary of the
market analysis performed specifically for the Downtown Strategic Plan, opportunity sites, and multi-modal
transportation, parking, and historic preservation analyses. Recommendations to address the findings of the existing
conditions of – and to create a future vision and strategy for – the Downtown are outlined in the chapters that follow.

Market Analysis
Most customers of Downtown retailers and restaurants originate from within Glen Ellyn, Wheaton, and other nearby
communities. More than 80% of those responding to a merchant survey conducted specifically for the Downtown
Strategic Plan indicated that they traveled fewer than ten minutes to reach their destinations in the Downtown. More
than 70% of respondents reside within the Glen Ellyn zip code (60137).

Primary Market Area
A primary market area is the geographic area from which most (i.e. 70% or more) customers of a shopping center or
shopping area are drawn. The market area for any specific cluster or set of stores is a function of the size and tenant
make-up, the accessibility, and the scale and tenancies of competing store clusters. Therefore, market areas are
dynamic and tend to change as a function of the type and supply of competing shopping locations. The travel time
people are willing to expend in order to visit a shopping or business location varies as a function of both the size of
the shopping areas and the relative uniqueness of the tenancies and environments available at alternative
destinations. The relative accessibility to the shopping area and ease of getting in, about, and out of the shopping
area also influence the trade area. Uniqueness, attraction, and accessibility are not measured in the abstract, but are
always relative to the specific competition in the market area.
Not all internally generated demand is satisfied in a primary market area. Some of the potential demand within the
market area is lost to retailers outside the market area. Conversely, retail sales in a market area will be made to
visitors who live outside the market area. ∗
The interviews, review of supply, and results of the merchant customer survey suggest the primary source of demand
for retail space in the Downtown currently originates from Glen Ellyn households and households located on the east
∗ Information contained within this chapter is a general overview of what is contained in Appendix C: Data Collection and
Analysis Report. Please reference the appendix for additional information.
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side of Wheaton. Some existing restaurateurs and specialty merchants attract customers beyond Glen Ellyn
including Wheaton, Lombard, Oak Brook, and Downtown Chicago.
The primary market area for Downtown retail uses is estimated to extend two to three miles from the Downtown,
generally bound by North Avenue to the north, Butterfield Road to the south, Naperville Road/Main Street – Wheaton
to the west, and I-355 to the east.

Figure 21: Primary Market Area
Source: Gruen Gruen + Associates
Youths, seniors, and stay-at-home-moms are primary consumers in the Downtown. Requests made for goods and
services during the planning process included shops with basic necessities at affordable prices (including children’s
clothing), men’s stores, and after school activities and events for children (especially when they have half-days off).

Trends and Issues
In 2008, the largest global, national, and local economic downturn occurred since the Great Depression (which
commenced in 1929). Although one could argue that the decline of Downtown Glen Ellyn began back in the mid1960s, a noticeable change began in 2005. The Downtown retail vacancy rate increased from 2-3% in 2002-05 to
15% by the end of 2008, and the Downtown’s share of Village-wide sales dropped from 21% in 2004 to 19% in 2005.
Downtown Glen Ellyn’s successes and struggles are consistent with the current national trends:



Downtown establishments are becoming more service-oriented.
Transit ridership is on the rise.1 Metra ridership increased five percent (5%) in the first half of 2008,
compared with the same period in 2007. Eight of Metra’s “Top 10” ridership months have occurred since
July 2007. Metra’s weekend ticket sales were up 20% in the first half of 2008.

In addition to reflecting on national trends, there are some notable characteristics for the primary market area of
Downtown Glen Ellyn:




1

The estimated retail supply in the Downtown’s primary market area is double the estimated retail demand.
The Downtown does not provide significant advantages for major office space users.
There are not enough potential consumers living in the Downtown.

“Record ridership strains CTA, Metra, Pace – and it’s likely to get worse. Lack of capital improvement catches up to transit
agencies.” Chicago Tribune, September 2, 2008.
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Market Niche for Downtown Glen Ellyn
Increasing the stock of Downtown housing, and encouraging the retention and expansion of existing retail and office
businesses, to create a sustainable Downtown, requires a concentration and linkage of uses and improvements to
the public realm that mutually reinforce development, redevelopment, and property enhancements. Unlike the
traditional sequence of development, recommended actions will begin with a program to create an increasingly
magnetic mixed-use agglomeration focused on residential, eating and drinking places, entertainment, and
recreational and cultural activities.

Primary Challenge: Creating a Critical Mass of Compatible Uses
Retaining and attracting unique eating and drinking, and cultural and recreational uses, in a mixed-use environment
represents the primary potential market challenge for Downtown Glen Ellyn. From a consumer’s perspective, a
successful Downtown serves as an anti-mall agglomeration. Eating and drinking places represent a relative strength
that differentiates the Downtown from standard retail formats found outside of the Downtown. Encourage additional
restaurants and cafes offering opportunities for outdoor eating and drinking.
The basic building block of eating and drinking places should be augmented with the retention and enhancement of
existing entertainment and recreational-oriented uses such as the Glen Art Theatre and the attraction of additional
entertainment and recreational uses. The Illinois Prairie Path and nearby Lake Ellyn also serve as recreationaloriented uses.
The mixed-use aspect, including housing, (the occupants of which reinforce demand for retail and eating and drinking
and entertainment establishments, and include decision-makers for professional office space demand and sources of
labor), create a dynamic environment and multi-purpose visits. Adding housing Downtown is especially important
given the surrounding area is substantially built-out and population growth is likely to be limited. The creation of
multi-family housing will serve the needs of empty nesters and younger-aged, smaller-sized households.
Recommended Priority Strategies and Actions
Several kinds of actions will encourage the evolution of Downtown from its historic functions to the newer role
that the Downtown can serve to the benefit of its residents and local economy.
Increase the Number of Downtown Residential Living Opportunities
The size or scale of the potential demand sources suggest that once confidence increases, the credit market
seizure ends, and the national housing market recovers, even a relatively small capture rate within the primary
market area of Glen Ellyn and Wheaton would support the development of more new housing than has been
than has been created or built in Downtown Glen Ellyn in recent decades. If, for example, housing built
Downtown captures 20 percent of the potential demand of the 2,300 empty-nester, younger age2, and
single/divorced professional households with the potential to move in the next five years, this would equate to on
average approximately 91 housing units per year or a total of 456 additional units over five years.3
Encourage a Critical Mass of Restaurant, Entertainment, and Retail Uses and Events
The challenge will be to attract a critical mass of eating and drinking-related establishments, stores, and services
that have unique attractions or drawing power and are not readily duplicated in competing locations. New
commercial space in the Downtown will need to capture demand now being realized by existing shopping
agglomerations, and should be constructed to meet the needs of modern retailers. National retailers prefer
locations on Roosevelt and Butterfield Roads, and in or adjoining nearby regional malls such as Oak Brook Mall,
Yorktown Center in Lombard, and specialty centers such as Wheaton Town Square which offer greater
accessibility, visibility and agglomeration advantages than does Downtown Glen Ellyn. Locations in or near the
regional-serving centers serve to generate spill-over benefits for retailers part of the agglomerations or cluster of
retail uses.
2
3

First-time home buyers, and 20- and 30-something young professionals.
See Appendix B: Market Analysis and Strategic Action Plan for Downtown Glen Ellyn, Page 53.
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Restaurants and other eating and drinking places in Downtown Glen Ellyn will help provide customer traffic to
support retail tenants and appeal to residents and office-space using businesses. In addition, additional
restaurants and entertainment opportunities, particularly those that occur in the nighttime, will enrich the image
of the Downtown as more than just a place to shop and are likely to be able to share parking with
complementary daytime uses.
Enhance the connections with other governmental and service organizations such as the College of DuPage and
Morton Arboretum, and consider the following:







Relocate the Global Art Film Festival to the Glen Art Theatre in the Downtown.
Create a band shell in the Downtown for concerts.
Encourage the establishment of venues for music, theatre and other performances by student groups
associated with the College of DuPage, as well as touring groups arranged by McAninch Arts Center
(MAC) of the College of DuPage.
Offer facilities and/or sites in the Downtown for speaking events, performances, film screenings, and
rotating art exhibits.
Consider partnering with the Chicago Council of Global Affairs to coordinate speaking engagements, in
addition to the College of DuPage and the MAC for performances and exhibits.
Coordinate internship, co-op, and other culinary and hospitality opportunities between the College of
DuPage and Downtown restaurants.

Retail stores, particularly specialty stores, depend upon foot traffic and visibility as a primary advantage in
attracting customers. It is important for retailers to be near other stores, to be visible, and to offer an inviting
street presence. Smaller, but specialized apparel, and accessory tenancies are examples of the kinds of
tenancies, if grouped together, are more likely to succeed than general merchandise stores. If the Downtown is
able to create a more significant agglomeration of such specialty tenancies it will need to attract a greater
number of customers from beyond Glen Ellyn because of the availability of uniquely responsive merchandise
and customer-oriented service in a fun, pedestrian-oriented, and pleasant environment. This will necessarily
include the creation of more “internal” competition in the Downtown, but this internal competition will be more
than offset by improving the Downtown’s position in the wider market place.







Enhance Event Programming
Augment Parking
Create Iconic Gathering Space and Greenway
Integrate Additional Housing
Enhance Way-finding and Signage
Monitor Progress

Improve Organizational Clarity and Capacity, and Conditions for Success
Clarify roles, responsibilities, and relationships for the various community organizations; establish an
independent Downtown committee; nurture existing and incubate new retail and office businesses; continue to
improve the development review process; and appoint an ombudsman.

Long-Term Strategy
The Downtown Strategic Plan is a 20-year strategy to create an economically-viable Downtown. Implementation will
occur over time, with only a few simple and low-cost initiatives recommended to commence in the months that
immediately follow the adoption of the plan.
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Historic Preservation Analysis
Downtown Glen Ellyn has a rich collection of historically- and culturally-significant buildings. A majority of the
building exteriors are well-preserved and in good condition. In addition, a majority of the buildings are occupied.
These historic buildings are a very positive contributing feature towards the Village of Glen Ellyn’s overall character.
There is a concentration of such buildings along Main Street (between Pennsylvania Avenue to the north and Hillside
Avenue to the south) and Crescent Boulevard.

Figure 22: Historic Structure Inventory and Proposed Historic District Boundary
Source: BauerLatoza Studio
Properties at 488-490 Main Street, 536 Crescent Boulevard, Hillside Apartments on Hillside Avenue, and 487 Duane
Street, (illustrated below), represent a small sample of the historical ambiance in Downtown Glen Ellyn.

Source: Town Builder Studios and BauerLatoza Studio
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Opportunity Sites
Communities will always change and evolve, and Glen Ellyn is no exception. The properties illustrated and listed
below are identified for their potential to be redeveloped, repurposed, and/or reinvigorated.

Figure 23: Properties Susceptible to Change
Source: Town Builder Studios
North side of Pennsylvania, left to right:
A.
Redevelop or retrofit vacant small office building.
B.
Redevelop or repurpose buildings and utilize back yards of adjacent residential properties.
C.
Redevelop Fire Station property – with or without relocation of Fire Station.
D.
Redevelop or repurpose buildings, and retain historic features.
E.
Redevelop or retrofit auto service property.
South side of Pennsylvania, left to right:
F.
Potential residential redevelopment with structured parking.
G.
Potential residential redevelopment with structured parking.
H.
Convert properties to a mixed-use parking structure with a pedestrian-friendly and historically-sensitive
development pattern.
North side of Duane, left to right:
I.
Preliminary Planned Unite Development (PUD) approved for 20 townhomes on the three westernmost
properties. (The developer will not be moving forward with this project.)
J.
House and Duane/Lorraine lot could be converted to other uses yet retain parking.
K.
PUD approved for a row house development between Prospect and Glenwood.
L.
Retrofit properties to historically-sensitive, mixed-use building designs, and include some greenspace.
M.
Retrofit bank property into a mixed-use parking structure with a pedestrian-friendly and historicallysensitive development pattern.
N.
Convert low-activity corner to new uses that cater to Illinois Prairie Path users.

Village of Glen Ellyn Downtown Strategic Plan – Page 7.6 of 12

South side of Duane, left to right:
O.
Redevelop existing multiple-family to new multiple-family with a historically-sensitive development
pattern.
P.
Redevelop parking lot with a new multiple-family use.
Q.
Convert office building and parking lot into a more context-sensitive, office or mixed-use development.
R.
Redevelop funeral home (optional) and multiple family buildings into a new multiple-family
redevelopment.
West side of Main Street:
S.
Redevelop parking lots to new uses such as a mixed-use building along Main Street and multiple family
residential buildings along Glenwood Road, yet retain the parking supply. The building should have the
same setback as the neighboring buildings.

Multi-Modal Transportation Analysis
Access to and within the Downtown is critical to its success. Streets, sidewalks, pathways and the railroad are the
paths of access to the Downtown. Many residents who live near the Downtown choose to walk due to the short
distance, for the exercise, and to avoid driving around Downtown looking for a parking space.

Pedestrians

Many participants in the planning process mentioned that one of the positive attributes of the Downtown is its
pedestrian-friendliness. Many of these same people also mentioned that parking is not convenient, while others said
that if someone is willing to walk just a block or two there is ample parking. Pedestrian-friendliness is more than just
walking a block or two – the walk also needs to be enjoyable enough that a one- or two-block walk doesn’t seem like
a long distance.
Sidewalks and crosswalks are key components of pedestrian-friendliness – too narrow and people bump into each
other as they pass by; too wide/empty and the ambiance can feel cold and uninviting; too poorly maintained and they
become a safety hazard; and too much snow and ice and people might go home or shop in an enclosed mall. Not
every driver yields to pedestrians in crosswalks, so crossing streets can sometimes result in an unpleasant
experience.
Multiple participants mentioned issues regarding the maintenance of the sidewalks – either sections of concrete that
are in need of repair/replacement or that sidewalks are not completely cleared of snow/ice. Piles of snow along the
curb line also make it difficult for people to get in and out of their cars when they utilize on-street parking.

Bicycles
Finding safe routes of travel to and from the Downtown – for recreation or for transportation purposes – must be a
high priority.
The DuPage County Bikeways and Trails Map, indicates a “Proposed Local Bikeway” along Lorraine Road from
Duane Street, south to Roosevelt Road (via Greenfield Avenue and Lambert Avenue), past the Glen Ellyn Village
Links, east on Fawell Boulevard, to points east of I-355.
Observations indicate that many more racks are needed in the Downtown due to high bicycle parking demand –
especially on nice days (i.e. bikes are locked up to lamp posts, trees, and fences).
Prairie Path Park is listed as a point of interest along the Illinois Prairie Path, and a drinking fountain is the only
amenity listed for Downtown Glen Ellyn in the DuPage County Trail Guide4. The Downtown has more than that to
4

http://www.dupageco.org/bikeways/trailGuide.pdf
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offer now, and it will have more reasons to draw visitors as the Downtown Strategic Plan is implemented over the
years.

Transit
Commuter rail and passenger bus services move large numbers of passengers with greater fuel-efficiency than a
large number of personal automobiles moving the same individuals from their points of origin to their points of
destination. Freight rail moves large quantities of goods and services for great distances with greater fuel-efficiency
than a large number of trucks moving the same inventory from their points of origin to their points of destination.
Metra’s draft Environmental Assessment for the Union Pacific – West line, identifies the Glen Ellyn Train Station as a
successful commuter hub, and identifies the need for a minimum of 300-500 new commuter spaces by 2011. The
only way the Downtown can accommodate this need is by building one or more parking structures. These parking
structures would have an added benefit of allowing the unused spaces to be used by the general public after the
morning rush hour, in the evenings, and on weekends.
The study area has three at-grade railroad crossings – one each at Prospect Avenue, Main Street, and Park
Boulevard. The crossings at Main Street and Park Boulevard have decorative planters and benches so that
pedestrians can take a seat and rest if the wait for passing trains is long.
The Union Pacific Railroad (UPRR) bisects the Downtown into north-south segments, and the rail corridor interrupts
the flow of pedestrian, bicycle, and vehicular traffic each time a train passes through the Downtown.

Figure 24: Transit Routes
Source: Town Builder Studios
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Figure 25: Bicycle Routes and Cautions
Source: Town Builder Studios

Automobiles
Automobile access to the Downtown is evident through concerns
expressed among many participants throughout the planning
process – “not enough parking” and “get rid of the one-way
streets” were comments frequently heard. Although there are
some participants in the minority who indicated that they have no
problem finding parking or prefer the existing one-way street
system.
In order to accommodate the higher traffic levels that most
national retailers look for, the existing Main Street right-of-way
would need to be widened to accommodate four lanes of traffic,
which would result in the loss of the Downtown atmosphere and
bring greatly increased traffic volumes through the
neighborhoods north and south of Downtown. Although widening
the existing right-of-way is not feasible, conversion of one-way
traffic patterns to two-way traffic patterns within the existing road
right-of-way is feasible. A two-way traffic pattern would improve
traffic flow and circulation in the Downtown; however, this would
not provide for the traffic volumes necessary to attract a regional
retailer.

Figure 26: One-Way Streets
Source: Town Builder Studios

The existing one-way loop from Crescent Boulevard, to Forest
Avenue, to Pennsylvania Avenue, to Main Street, passes by very
few public parking spaces, resulting in frustration to the traveling
public. Several individuals participating in the planning process
admitted to getting so frustrated after driving “the loop” several
times, that they took their business elsewhere.
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Parking Analysis
Transit-Oriented Developments (TODs) – of which Downtown Glen Ellyn is an example – are about people, not cars;
therefore, people must be the top priority in any development design. However, in modern American society, the
need for personal automobiles cannot be ignored, and must be accommodated.
Parking should be shared whenever and wherever possible. The most straightforward example of shared parking is
utilizing daytime office parking for evening restaurant and entertainment parking. Rules of Thumb for parking in
TODs include the following5:





Retail:
Office:
Residential:
Mixed-Use Environment:

0-3 spaces/1,000 SF
1 space/1,000 SF
1 space/dwelling unit
50% shared spaces (minimum)

Since Downtown Glen Ellyn was established before the invention of the automobile, most of the properties are small
in size and shallow in depth, and the historic buildings on these properties cover most – if not all – of their respective
parcels, leaving little or no opportunity for on-site parking.

Parking Access
Another issue to consider in evaluating the availability of parking in the Downtown area is how easy or difficult the
various parking lots are for drivers to access. Since there are a lot of one-way streets in the Downtown area, a driver
needs to become somewhat familiar with the traffic flow before he/she will know how to access each parking lot. The
one-way loop along Crescent Boulevard, Forest Avenue, Pennsylvania Avenue, and Main Street leads drivers past
more private parking spaces than public parking spaces.

Parking Supply
The “parking supply” is the number of parking spaces available for use within the Downtown. It is important to have a
“cushion” of extra spaces in the supply to account for operating fluctuations, vehicle maneuvers, improperly parked
vehicles, snow cover, and minor construction, etc. A parking system operates at optimum efficiency at somewhat
less than its actual capacity. It is unrealistic to expect a driver to find the last available parking space in a system
without significant frustration and the resulting perception and reality that parking is inadequate.
The overall study zone provides approximately 3,030 spaces for the Downtown area. Of these spaces, 1,151 are
available in “public”, off-street parking lots that serve Metra commuters, customers of Downtown businesses and
Downtown employees. Some of these lots require permits for parking or include meters for collecting revenue. Of
the 1,151 off-street “public” spaces, 508 spaces are available all day to customers and the general public (metered, a
daily fee, or free). Approximately half (247 of 508 spaces) of the all-day public parking spaces are located on the
periphery of the Downtown in the Duane/Lorraine Lot, west of the Public Library, in a location that is not convenient
to Downtown shopping. An added disincentive to park at the Duane/Lorraine Lot is a daily parking fee. Some free
parking is available in more convenient locations within the core Downtown area.
In addition, there are approximately 414 on-street public parking spaces in the study zone. These spaces are
reserved for customer parking only, and most have a three-hour time limit.
There are approximately 1,465 spaces located in various “private” business parking lots that serve individual
businesses. These lots do not require permits and do not charge fees, but they are intended to be reserved for
customer and employee parking of the businesses that they serve.

5

Source: Transit-Oriented Development Design Training Session. AICP Planners Training Service, Chicago, Illinois, June 67, 2008.
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Public Permit Parking
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Public On-Street Parking

414 spaces

80
32
359

102 158
70

Public Shopper Parking

84
Private Parking

1,465 spaces

Total Downtown Parking

3,030 spaces

629 173
450 213
1,005 396
893 736
Figure 27: Downtown Parking Supply6
Source: Town Builder Studios and Walker Parking Consultants

6

“Public Shopper Parking” includes the parking supply available in the Duane/Lorraine Lot and the Civic Center Lot. “Public
Permit Parking” includes commuter and leased spaces. Note: Vacant commuter parking spaces are available to the general
public in the Train A, B, C, and D Lots after 11:00 a.m., and the Park/Montclair Lot after 2:00 p.m.
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It appears that the overall parking supply in the Downtown area is unevenly distributed between the public and
private parking supply, which contributes to the perceived shortage of parking in the area. In addition, two parking
lots could impact the conclusions drawn from Figure 27:



The Duane/Lorraine Lot in the Southwest Quadrant has 247 available parking spaces. Although this lot is
available for public parking, many of the spaces are utilized by commuters. Assuming this lot is 80% full on
a typical weekday, the number of available public shopper parking spaces is decreased by 198 spaces.
The Civic Center Lot in the Southeast Quadrant has 80 available parking spaces. Although this lot is
available for public parking, many of the spaces are utilized by Village staff beginning at 8:00 a.m.
Assuming this lot is 75% full on a typical weekday, the number of available public shopper parking spaces is
decreased by 60 spaces.

Glenbard West High School is just east of the Downtown outside the official Downtown Strategic Plan study area, yet
it impacts parking at the east end of the Downtown. Parking is available for faculty and student use, which includes
166 off-street (on the west side of Ellyn Avenue) and 50 on-street parking spaces. In addition, some private property
owners lease out Downtown parking spaces to high school students.
There is a long waiting list for merchant and commuter parking permits in the Downtown, with an average wait time of
two years. The wait time tends to be a little shorter for merchant permits than for commuter permits. Of 896 total
permit holders, 656 are commuters and 240 are merchants. Permits are renewed on either a quarterly or annual
basis. It is very rare for permit holders to give up their permit once they have one; most people will keep their permits
for as long as they live in Glen Ellyn. Permits are assigned to specific lots in the Downtown. Of the 644 total
available spaces, a total of 896 permits have been sold; therefore, the lots are approximately 29% oversold.
Consumers want to park as close to their destination as possible. If a shopper needs to park around the corner from
a desired destination in the Downtown, there is a perception that the parking is too far away, since the destination is
not visible from where the car was parked. When a shopper parks at a mall, he/she may park at a greater distance
from the desired location than the Downtown shopper, but there is a perception that the parking location is
convenient since the desired destination is within view of where the car is parked.
There is a perception of a parking shortage – and the reality of a less-than-convenient public parking supply – that
affects the Downtown. Consumers who want to shop or dine Downtown may choose to do so elsewhere if they
cannot find a convenient parking space in the Downtown core or if they drive in circles in an effort to find a parking
space. These same consumers may not know of all the possible parking locations available to them – including
select commuter lots after 11:00 a.m.
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Recommendations
Introduction
A new master plan and implementation strategy cannot begin until a program appropriate for Downtown Glen Ellyn is
established. The vision, goal, objectives, strategies, measures, and programming contained in the following pages
establish the foundation for the master plan for Downtown Glen Ellyn.

Vision
The Village of Glen Ellyn is embarking on a new era and has the desire and ambition to nurture and enhance its
historic Downtown. In the future, the Downtown will serve as the hub for social, recreational, and shopping activities
in the community. A primary component of the Downtown will be a Village-wide gathering place that is used on a
regular basis by residents and visitors, thereby supporting businesses. Over the next 20 years, the Downtown will
strive to achieve the following:


An attractive Downtown neighborhood.



A lush greenway in the valley along the railroad tracks.



A refurbished Main Street.



An attractive new train station with landmark-quality design features and commuter-friendly goods and
services.



A vibrant and safe activity center surrounding the Glen Ellyn Train Station.



One or more parking structures to accommodate Downtown business parking and future commuter parking
needs.



A proactive business attraction and retention campaign, providing business start-up, business plan
maintenance, and business closure prevention services.



An attractive and generous supply of residential living opportunities, including a new district in the Crescent
Boulevard and Glenwood Avenue area.
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A marketing campaign that focuses on Downtown access via the Illinois Prairie Path and Metra Rail.



A wide, looped pathway connecting Lake Ellyn to the Downtown and the Illinois Prairie Path.



An ample supply of convenient Downtown parking for bicycles and vehicles.



A pedestrian underpass near the train station that can accommodate wheelchairs and bicycles.



Refurbished and new Downtown buildings that meet or exceed the needs of modern businesses and
residents.



Old-time favorites and new and exciting retail and restaurant establishments that offer a range of
experiences and merchandise price points.



A flexible Downtown office supply that can grow with a business and accommodate the characteristics of
live-work studio environments.



A new and modern Fire Station.



A pocket park with a small outdoor amphitheater buffered from the noise of passing trains.



A highly-organized Downtown community organizational structure that is welcoming to the business and
development community.



A community that embraces change.



New and improved community events that draw people into the Downtown stores and restaurants.



An attractive and inviting Main Street streetscape from Roosevelt Road to St. Charles/Geneva Roads,
drawing visitors into the Downtown to discover a lifestyle center that is unique to Glen Ellyn.

The Downtown Strategic Plan will serve as the reference for community leaders to achieve the vision of the
residents, business owners, property owners, and friends of Glen Ellyn. The result will be a showcase that is a
destination for the residents of Glen Ellyn, the western suburbs, and Chicagoland.

Goal
The goal of the Downtown Strategic Plan is to create an economically-viable Downtown that is attractive to citizens
and businesses.

Objectives
Objectives describe general actions that should be accomplished to make progress towards the overall goal.
1. Provide an appropriate mix and supply of retail establishments to draw consumers to the Downtown and
increase sales tax revenue.
2. Increase the Village’s population within walking distance of the Downtown, by increasing the number of
dwelling units (and thereby, consumers) in and around the Downtown.
3. Improve the condition of many Downtown buildings, by upgrading and modernizing building interiors and
maintaining and restoring building exteriors.
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4. Increase the amount of Downtown office space that attracts small and growing businesses.
5. Create new Downtown amenities by increasing recreation and parkland opportunities.
6. Increase the number of cultural events and activities that could make Downtown Glen Ellyn a destination
for residents and non-residents alike.
7. Eliminate the perception of government-imposed obstacles to operating a business and reinvesting in
private property in the Downtown.
8. Establish safe and efficient pedestrian, bicycle, and automobile traffic and access patterns to, through, and
from the Downtown.
9. Improve the sufficiency and convenience of the Downtown parking supply north and south of the tracks.
10. Establish a distinguishing feature in the Downtown that differentiates Glen Ellyn’s Downtown from other
communities’ downtowns.
11. Establish a Downtown implementation funding plan to ensure that reinvestment occurs and initiatives are
achieved.

Strategies and Measures
Strategies are important to the implementation of the Downtown Strategic Plan, because they identify specific action
items to make the goal and objectives a reality. Measures are tangible items that are outcomes of the strategies.
The following strategies and measures correspond to the list of objectives:
1. Retail in a mixed-use setting that includes office and housing creates a dynamic environment and multiplepurpose visits. Retain and attract a retail mix for the Downtown that includes unique eating and drinking
establishments and also provides outdoor eating and drinking opportunities. Retain and enhance
entertainment and recreational uses such as the Glen Art Theatre, Illinois Prairie Path, and Lake Ellyn.
Measure: Reduce the Downtown vacancy rates, ensure a no net loss of retail, restaurant, and entertainment
tenant space in the Downtown; incorporate such uses in the first floors of mixed-use buildings; ensure that
new commercial space is built to meet the needs of modern retailers; and manage the utilization of
Downtown core business hours.
2. New housing opportunities in the Downtown increases the population base in the community without
encroaching on the surrounding single family neighborhoods. Since the surrounding area is substantially
built-out, and the limited population growth will primarily result from the movement of empty-nester, youngeraged, and smaller-sized households, the Downtown is an ideal location for increased housing opportunities.
Measure: Construct a minimum of 450 new dwelling units in the Downtown.
3. Buildings deteriorate over time in the absence of proper maintenance and renewal. In the past, sufficient
maintenance and renewal did not occur. Interior upgrade needs include heating/ventilation/air conditioning
systems, telecommunications, electrical, plumbing, and interior finishes. Exterior upgrade needs include
historic restorations, historically-sensitive façade upgrades, awnings, signage, and rooftop repairs.
Measure: Establish a historic district in the Downtown core area. Make available financial incentives to
business owners and property owners in the form of grants, low-interest loans, and/or tax credits, for
building maintenance, renovations, and upgrades. This includes incentives for historic or landmarked
properties within a historic district. The EDC currently offers grant programs to assist with exterior façade
improvements and interior renovations. These programs should continue, and possibly be enhanced.
4. The benefits of having office users in the Downtown includes the opportunity for residents to walk to work,
having a daytime and early evening population base to eat in Downtown restaurants and shop in stores. In
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addition, professional office-based businesses can partner with each other and creative businesses can
provide goods and services to Downtown merchants.
Measure: Provide a net increase in office tenant space in the Downtown, and ensure that it is flexible to
allow firms the opportunity to grow in place.
5. Amenities such as a large Downtown open space, the Illinois Prairie Path, sidewalk cafes, and public art,
provide active and passive recreation opportunities and create a unique ambiance in the Downtown for
citizens and visitors alike.
Measure: Reconstruct Main Street and Crescent Boulevard to accommodate the creation of the “Downtown
Greenway” open space, the construction of wider sidewalks, and the installation of public art and bicycle
racks.
6. Permanent Downtown venues for the performing arts need to be constructed to maximize setup
convenience and minimize temporary stage and tent rental costs. Expand the number of Downtown
cultural events and activities by building upon popular events such as the Jazz Fest, holiday parades, and
scavenger hunts, and renew events such as the Taste of Glen Ellyn by incorporating Glen Ellyn restaurants
and College of DuPage Foodservice Administration students into the program of featured vendors.
Measure: Construct a small amphitheater that protects the stage from the weather and minimizes the
impacts of train noise in the performance area.
7. The Zoning Code needs to be updated to reflect the recommendations in the Market Analysis and minimize
the perceived burden of government-imposed obstacles in the Downtown business and development
review process. The Village’s existing Zoning Code requires a special use permit for non-retail uses in the
Downtown. Amending the Zoning Code to permit entertainment and cultural uses by right in the Downtown,
and amending zoning district boundaries, will reduce the time it takes for businesses to be opened. In
addition, the Village should look for opportunities to expand its authority to grant administrative approvals.
Measure: Update the Zoning Code, consider writing form-based regulations for the Downtown prior to the
development of new mixed-use buildings, and utilize an Executive Director of a new permanent Downtown
organization to work as an ombudsman for business owners and developers.
8. The existing one-way traffic loop around the block located at the northeast corner of Main Street and
Crescent Boulevard makes access in and through Downtown inconvenient and confusing, and the large
number of trains passing through the Downtown can create backups and be frustrating for motorists. In
addition, the Downtown is located one mile north of Roosevelt Road and one mile south of Geneva/St.
Charles Roads. Opportunities to improve the traffic flow include converting one-way streets to two-way
streets, installing clear wayfinding signage, constructing consistent streetscape features from Roosevelt
Road to Geneva/St. Charles Roads, and constructing gateways at key intersections.
Measure: Consider converting the Downtown’s primary one-way streets to two-way streets; design and
install attractive, easy-to-understand, and memorable gateways and wayfinding signage; and design and
install streetscaping along the two-mile Main Street corridor. In addition, consider converting the
Downtown’s one-way neighborhood streets, such as Forest Avenue, Hillside Avenue, and Anthony Street, to
two-way streets, and hire a consultant to evaluate the possibility of constructing a vehicular overpass or
underpass in the vicinity of the Downtown.
9. Although the current overall parking supply is generally sufficient for the Downtown, too few spaces are
available for Downtown public parking, and the public parking supply that is available is generally
inconveniently-located to the Downtown core, and in some cases, requires a fee to park. In addition, the
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existing one-way traffic loop north of the tracks passes by very few public parking spaces, resulting in
frustrated shoppers who sometimes decide to shop elsewhere. The waiting list for merchant parking
permits has grown to 90. Future commuter parking needs identified by Metra require an additional supply of
300-500 (to a maximum of 1,100) Downtown commuter parking spaces.
Measure: Increase the number of time-constricted and conveniently-located public, commuter, and
merchant parking in the Downtown, beginning with the reconfiguration of on-street parking on Main Street
and Crescent Boulevard, followed by the construction of one or two parking structures near the train station,
where they will be convenient for shoppers and commuters, and the Village will have a greater chance of
obtaining grant assistance.
10. In Chicago’s western suburbs, it can be difficult to differentiate between the downtowns of different
communities. In addition, consumers are looking for enjoyable experiences. Differentiating Downtown Glen
Ellyn from other communities with a distinguishing feature and special attractions will make the Downtown
more memorable and enjoyable, and draw visitors back for return visits.
Measure: Design and construct “The Downtown Greenway”.
11. Currently, the Village, region, and nation are in the middle of an economic downturn; however, the
Downtown Strategic Plan outlines a 20-year vision and implementation strategy. Now is the time to identify
and pursue funding opportunities to begin projects once the economy gains positive momentum.
Measure: Prepare a list of funding sources for each major Downtown reinvestment project and initiative.

Proposed Downtown Program
Cities are organic living entities that must constantly reinvent themselves. Some creativity must be pursued to make
Downtown Glen Ellyn a unique destination for it to remain and/or reestablish itself as a competitor in its primary
market area. Based on data analysis and observation of existing conditions, the principal recommendations for
Downtown Glen Ellyn are:

Framework
Physical Form
Focus an activity center along a primary circulation corridor and surrounding the Glen Ellyn Train Station. In
addition, provide parking convenient to this activity center.
Uses, Activities, and Events
Facilitate the development of a critical mass of interconnected eating and drinking establishments,
entertainment, recreational, and cultural activities, and market rate residential development.

Land Use
Create a Downtown Community Open Space
Provide a large area for the citizens of Glen Ellyn to gather in the Downtown for recreation and socialization.
This urban park should have an exemplary landscape design that is recognized internationally for its character
and charm. The success of the park will spill over to the Downtown economics by functioning as a magnet for
people who also will be consumers for Downtown retail and residents of Downtown homes.
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Maintain and Build New Downtown Mixed-Use Buildings
Increase the overall density and activity in the Downtown. Retail and restaurant uses should be reserved for first
floor space throughout the core of the Downtown, and be contained in mixed-use buildings with residential uses
above. The additional residential density will increase the consumer population of the Downtown to fuel the
economic engine to support the existing and future retail. Mixed-use redevelopment is a key means for
accomplishing this objective. Ensure that any new developments in the core shopping district accommodate
residential dwelling units (preferred) or office above first floor retail; that any new developments in the periphery
of the core shopping district accommodate residential dwelling units above first floor office; that existing buildings
are remodeled and/or renovated; that new infill development and renovations are historically-sensitive; that new
commercial space is designed to meet the needs of modern retailers; and that there is a no net loss of retail
space in the Downtown.
Increase Downtown Office and Service Space
Infusing additional professional and medical offices and service businesses into the Downtown would increase
employment and thus the demand for retail and other services. Businesses and offices are typically daytime
consumers; however, they can spill over into evening and weekend consumption as well. The location of these
businesses must be strategically positioned so as not to interrupt critical retail street corridors. An appropriate
location is above or below first floor retail in a mixed-use setting or a site that is on the periphery of the
Downtown core.
Increase the Number of Downtown Residential Units
Provide additional dwelling units for different types of households – especially empty-nesters (couples who no
longer need a big house but want to remain in Glen Ellyn) and young professionals (individuals and couples who
want to live in Glen Ellyn but don’t need or want a house at this stage in their lives). There is a demand for
Downtown residential living for people who want to enjoy the benefits of the Downtown including its charm,
convenience, and the cluster of services available within a comfortable walk from home. In addition, allow the
construction of accessory dwelling units1 on single family properties in and near the Downtown study area.
These units can be located above detached garages, or as an addition to – or a remodel of – the single family
home.
Civic and Institutional
Preserve and enhance the visibility of the elegant Downtown civic and institutional buildings. New civic and
institutional uses should also be considered and be accompanied with the strictest standards of architectural
excellence.

Circulation and Access
Maintain and Improve Infrastructure
Corridors
Install streetscape improvements that will make the Downtown a vibrant experience, and build upon the
existing features to make the Downtown a destination. Improve the safety of dangerous intersections.
Create plaza streets2 in the Downtown core. Choose a bike rack design that coordinates with the street
furniture design for the Downtown, and install them along Main Street and at the Glen Ellyn Train Station
1

2

Accessory Dwelling Unit (ADU). A small efficiency apartment that typically includes a kitchenette, a bathroom, a combination
living/dining/sleeping space, and is approximately 650 square feet in size. It is usually located above a two-car detached
garage; however, it could be a part of the single family home – such as in an attic or a basement – as long as the proper
building codes are adhered to.
“Plaza Streets” are public streets that have special, decorative pavement, and have the potential to be closed for pedestrianonly use on special occasions.
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first, side streets off Main Street second, and other Downtown streets third. Design and install bicycle route
signage along Lorraine Road between Roosevelt Road and Duane Street, (refer to the DuPage County
Bikeways and Trails Map for details), and other neighborhood streets leading into the Downtown.
Intersections
Ensure every intersection is safe for all modes of transportation – especially pedestrians. Include gateways
along Main Street and points along other corridors that access the Downtown.
Parking
Increase the parking supply for the general public and commuters, and ensure it is convenient to their
respective destinations. Provide additional parking to accommodate the needs of future development,
including the event and recreation programming for the community open space. Install covered bicycle
parking near the Glen Ellyn Train Station and the Illinois Prairie Path. Consider a Downtown parking
standard of 0-3 spaces per 1,000 square feet of retail space, 1 space per 1,000 square feet of office space,
and 1 space per dwelling unit for new construction. Consider shortening the Downtown core (“convenient”)
on-street parking time limits from three to two hours, and expanding the non-Downtown core
(“inconvenient”) metered parking time limits from three to six hours. Accommodate future parking needs for
future development, commuters, and event and recreation programming.
Facilities
Consider the construction of one or two public parking structures to accommodate general public and
commuter parking needs. Design the parking structures with pedestrian-friendly and historically-sensitive
details (including the accommodating first floor retail), in the most efficient layout possible. Strive for more
than one vehicular entry/exit per parking structure.
Accommodate Different Modes of Transportation
Pedestrians
Ensure pedestrians are the top priority in the Downtown, and provide pedestrian-scaled details throughout
the Downtown. Construct a pedestrian tunnel under the railroad tracks and east of the Glen Ellyn Train
Station. Modify and create access points to accommodate wheelchair and stroller accessibility, where
possible.
Bicycles
Expand the bikeway system and provide additional bicycle parking to increase the use of bicycles by
Downtown visitors. Work with DuPage County to update the DuPage County Trail Guide to list the
amenities in Downtown Glen Ellyn. In addition to a drinking fountain listed as the only amenity in the trail
guide, consider including Downtown shopping and restaurants, the Prairie Path Park
gazebo/benches/bicycle parking, and the historic Glen Art Theatre.
Transit
Design a “landmark quality” train station that is sensitive to the existing historic Downtown architecture. In
addition, include shops, restaurants, a historic display, and outdoor greenspace. Minimize the impact of
freight train and commuter rail traffic on the Downtown by reviewing the train operation procedures to see if
adjustments can be made to train stop locations, crossing gate timing, and train signalization.
Automobiles
Improve the ease of access to and through the Downtown by automobile, without losing the pedestrianfriendliness of the Downtown, by establishing a two-way traffic system that will provide more options to
access available parking spaces and evaluating the possibility of constructing a vehicular overpass or
underpass.
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Organizational Structure
Village of Glen Ellyn Responsibilities
Overall
Establish a commitment to make the difficult decisions and time-consuming efforts to make the Downtown
Master Plan a reality. Daily progress on implementation is necessary to achieve the goal and objectives of
the Village of Glen Ellyn Downtown Strategic Plan.
Perception
Continue efforts to mitigate the perception of government-imposed obstacles.
Municipal Code
Amend the Municipal Code to accommodate the zoning and sign recommendations of the Downtown
Strategic Plan, including the consideration of the potential creation of a form-based zoning code for the
Downtown. Amend the Appearance Review Guidelines – Photo Resource Directory, or establish a
Downtown-only guide, to illustrate the recommendations of the plan.
Streetscape and Public Land
Identify a streetscape and public land maintenance strategy, including timely pavement repairs, a
coordinated snow removal and ice prevention system between the Downtown business/property owners and
the Village to ensure access during regular business hours, tree planting, tree-trimming, landscape
cultivation, and more frequent public trash and recycling collections.
Downtown Organization Opportunities
Overall
Create a new Downtown organization that centralizes the efforts of the Downtown Glen Ellyn Alliance, Go
Downtown!, the EDC, and the Chamber of Commerce, into one organization. Hire a full-time staff member
to manage the organization. Establish a budget for the organization to cover event planning, marketing,
salary and benefits for staff, etc.
Transition Period
Involve select members of the Downtown Advisory Committee during the transition time between plan
adoption and the creation of a new Downtown organization. The “Transitional DAC” will be involved in
establishing the structure and bylaws for the new Downtown organization, and will make recommendations
to the Village’s elected and appointed officials regarding Downtown activities and decisions prior to the
creation of the new Downtown organization.
Events and Activities
Reduce the number of organizations involved in planning Downtown events, activities, and strategies, to
ensure consistency and eliminate the duplication of efforts. Facilitate Downtown branding and marketing
efforts.
Business Liaison (“Ombudsman”)
Establish a partnership between the staff of the new Downtown organization and the Village, community
organizations, business owners, and citizens, to minimize obstacles and make the Downtown vibrant.
Marketing and Branding
Establish a “brand” for Downtown Glen Ellyn and market the Downtown to the residents (“shop local”), the
western suburbs (“visit our Downtown neighborhood”), and the region (“escape to Glen Ellyn”).
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Downtown Strategic Plan:
Physical Characteristics
Introduction
The Downtown Strategic Plan is the result of ideas generated from many individuals, including the general public, the
Downtown Advisory Committee, elected and appointed officials, and the consulting team. This chapter describes
and illustrates the Downtown Strategic Plan for Downtown Glen Ellyn – the physical characteristics envisioned for the
Downtown. Fundamentally, the plan is based on the market analysis and the need to accomplish the goal of
achieving an economically-viable Downtown. The measurement of the plan’s success can be tied to its ability to
achieve the various objectives previously described. The analysis related to transportation, historic resources, and
urban design were important references in the preparation of the plan also.
Every planning process begins with understanding the area that is being planned for. Site visits, existing conditions
photographs and annotated inventories, previous report and planning literature reviews, and general observations
from a collaborative team of multi-disciplined planning professionals were conducted. In addition, this plan is based
on the desires and concerns expressed by Glen Ellyn residents and business owners through a variety of forums
including interviews, public open houses, a charette (a design-based brainstorming session), a two-day Main Street
Design Studio, public feedback forms, community emails, and phone calls. The information received from the public,
data collection and analysis by the consulting team, and the input by the DAC, contributed to the understanding of
Downtown Glen Ellyn and the creation of the Downtown Strategic Plan.

Elements
The following elements describe the general characteristics included in the overall Downtown Strategic Plan.

Retail and Entertainment Destination
The retail, restaurant, and special event activities, are orchestrated into a unified whole, making the Downtown a
destination for residents, neighboring communities, and the region alike. Merchants sell affordable and high-end
goods, restaurateurs prepare a wide array of meals for any budget, and the favorite community events are enhanced
with new activities that draw new consumers into the Downtown shops and restaurants.
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Neighborhood Character
The Downtown is adorned with historic buildings and new buildings sensitive to the rich architectural heritage. The
scale of the Downtown is a mixed-use neighborhood center that includes residential uses; it is not a regional
shopping center. The general architectural styles found in the Downtown are Old English Tudor, Half-Timber, and
new historically-sensitive versions of these styles. Buildings are generally two to three stories; however, taller
buildings are allowed as long as the front façade is stepped back from the street. The building material palette
includes brick, cut stone, and wood, with an earth-tone color palette, and windows with minimally- or non-tinted glass.

Transit-Oriented
The activity hub of Downtown Glen Ellyn is located at the Glen Ellyn Train Station, resulting in a transit-oriented
development that is not auto-dominated.

Attractions and Events
Favorite events have been retained and enhanced to improve the vibrancy in the Downtown.
Taste of Glen Ellyn
Glen Ellyn restaurants and the College of DuPage are involved in this event. The Downtown restaurateurs set
up their vendor booth outside of their locations so participants can stroll through the Downtown, remember the
restaurant location, and stop by the stores with “Taste” specials that coincide with the weekend event. In
addition, culinary arts and hospitality students from the College of DuPage are involved in this event. The
students serve as interns at the various restaurants, sell their culinary creations from their own booths, and help
organize the event. The carnival continues; however, its activities and location will change over time as the
Downtown Strategic Plan is implemented.
Fourth of July
The local businesses and restaurants are more involved in the Fourth of July festivities with sponsorships,
holiday specials, and a scavenger hunt for the kids.
Jazz Fest
The Jazz Fest is now a multi-day event. One hundred percent (100%) Downtown merchant participation is
encouraged with in-store jazz fest displays and specials.
Halloween Trick-or-Treating
The trick-or-treating fun has been extended to kids of all ages, including adult treats that include coupons to be
used within seven days of Halloween, flyers with day-after-Thanksgiving specials, and/or bite-sized samples of
the cuisine of the Downtown food establishments.
Holiday Season
The Holiday Walk and Christmas Tree Lighting activities continue, and new events are added, such as sugar
cookie decorating contest at local bakeries, ethnic holiday food taste testing parties at local restaurants, and
culminating in a polar bear swim in Lake Ellyn on New Years Day.

Environmental Standards and State-of-the-Art Technologies

Business plans for Downtown businesses, and Downtown redevelopment and reinvestment strategies, utilize ecofriendly concepts. Leadership in Environmental and Energy Design (LEED) standards, reuse and recycling programs
and community events, environmentally-friendly-themed movie nights and book club meetings, organic food, nontoxic building finishes and decorations, Energy Star appliances and electronics, daylight, energy-efficient light
fixtures, upgraded heating/ventilation/air conditioning (HVAC) systems, insulation, Low-E glass, bike-to-work and
bike-to-the-Glen Ellyn Train Station programs, use of salvaged building materials, reusing all or portions of a building
in lieu of completely razing a building, pervious pavement, solar- and wind-powered electricity, on-demand hot water
heaters, building materials from renewable resources, restaurants utilizing reusable and/or biodegradable place
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settings and silverware, and xeriscaping1 in the Downtown Greenway, are examples of how the Downtown business
and residential community can achieve a more earth-friendly environment.
Design and construction standards for the public realm have been adopted that include state-of-the-art green and
LEED-related design guidelines to promote community connections, technology, and communications, along with
environmental best management practices. In addition, “dark skies” lighting technology continues reduces the
amount of artificial light reflected into the sky at night in the Downtown.

Urgency
Plan implementation is a top priority for the Downtown and the Village. Short-term projects set the standard for the
mid- and long-term projects and initiatives, as well as signaling to the community that the Village is serious about
making its Downtown economically-viable once again.

Framework Plan
A greenway passes through the Downtown along its glen (a narrow valley), incorporating natural features into an
urban area and providing a connection to Lake Ellyn, thereby creating a feature in the Village of Glen Ellyn that sets it
apart from other western suburbs. A Main Street with two- and three-story building facades adjacent to the sidewalks
continues the “small town” feel of the Downtown. A new Glen Ellyn Train Station is the center of Downtown activity,
with landmark-quality details, materials, colors, and proportions will be the center of Downtown activity. Options for
parking structures north and south of the tracks along Forest Avenue provide additional parking for commuters, and
Downtown visitors, merchants, and employees.
The Downtown Greenway creates an environment that is unique in the region. Its main purpose is to beautify the
Downtown and establish a focal point in the Downtown that enhances the existing Illinois Prairie Path amenity.
Programming for the greenway could include sculptures, flower gardens, and other passive recreation activities.2
Downtown businesses take advantage of the splendor, recreational activities, and special event programs. A branch
off the Illinois Prairie Path, leads Downtown visitors to an inviting and safe pedestrian underpass next to the new
Glen Ellyn Train Station. In addition to pedestrian access, the underpass is wheelchair-accessible and bicyclefriendly.
The Lake Ellyn Trail amenity within the Downtown Greenway is a 1.5-mile looped path connecting the Glen Ellyn
Train Station to Lake Ellyn utilized by people of all ages for activities such as walking, running, biking, and
rollerblading.
“Attractive”, “green”, “natural”, and “active” are words that describe the backbone of the Downtown.
“Handsome”, “elegant”, “spacious”, “vibrant”, and “bustling” are words that describe the improvements to Main Street.
The edges of the greenway are just as important as the greenway itself. Buildings facing the greenway must have a
“front door” appearance. The railroad right-of-way should be thought of as a grand boulevard, and the buildings
along its route should have high-quality building design details and materials.

1
2

Xeriscaping is the practice of designing landscaping in a way that reduces or eliminates the need for supplemental irrigation.
Active recreation activities such as organized team sporting events, playing catch, and throwing Frisbees, should not be
allowed due to the proximity of the train tracks and the area of the useable greenway space.
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Figure 28:
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The Downtown Greenway
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Source: Town Builder Studios
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Land Use Plan
A blend of “The Glen” and the “Main Street” alternatives, the land use plan includes a greenway as a landscaped
feature through the valley of the Downtown. Mixed-use buildings with first floor retail and restaurants (with floors
above containing residential or office uses) are located within the Downtown core, which is oriented along the
greenway and Main Street. Residential uses in mixed-use and multiple family buildings are located throughout the
Downtown. Medical office and service uses are primarily located to the northwest of the Downtown core. Residential
buildings surround the Downtown core and the overall Downtown area. Institutional uses – including a new Civic,
Leadership, and Learning Center on Duane Street – are located throughout the Downtown.
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Figure 29:

Land Use
Plan

Source: Town Builder Studios
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Parks and Open Space
Downtown Greenway Plaza
Forest Avenue will be transformed into a public plaza across the street from the new Glen Ellyn Train
Station. Informal gatherings and street performances will keep this alcove along Crescent Boulevard active
and an interesting place to visit, it will be a location for seasonal decorations, and could be constructed to
accommodate events such as the farmer’s market.

Figure 30: Perspective Sketch – Downtown Greenway Plaza. Source: Town Builder Studios.

Mixed-Use
Mixed-Use Reinvestment
First floor retail with residential and/or office uses on the floors above. Upgrades to building interiors and
maintaining building exteriors, while retaining as many of the historic features as possible, are expected and
highly-encouraged. In addition, sustainable practices using Leadership in Energy and Environmental Design
(LEED) standards are a must.
Renovated and newly constructed retail spaces meet the needs of both modern retailers and long-time
community “legends”. Improvements include additional outdoor connections, including sidewalk cafes and views
to the Downtown Greenway. The transit-oriented retailers are conveniently-located next to the Glen Ellyn Train
Station and commuter parking areas, including concessions within the station.
Businesses offering affordable and upper-end goods and services coexist in the Downtown core. Consumers
can purchase items that include groceries, clothing, gifts, and items that meet the daily needs of Downtown
residents, Village residents, and commuters.
Additional restaurants have been brought into the Downtown, building upon the success of established
restaurants. In addition, many restaurateurs have incorporated College of DuPage interns and graduates into
their staff.
Prominent Downtown locations are occupied by anchor retailers, assuring the success of the businesses for
future generations and the Downtown as a whole. For example, if the Fire Company determines they need new
facilities, the Fire Station property could be transformed into a mixed-use development with a grocery store and
market occupying the first floor, with office and/or residential uses above.
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New Mixed-Use
First floor retail with residential and/or office uses on the floors above. Complete redevelopment of these
properties is expected. If a property owner chooses new construction, the building heights should be a minimum
of two and a maximum of three stories along Main Street, and a minimum of three and a maximum of five stories
elsewhere in the Downtown – especially along the railroad corridor. In addition, sustainable practices using
Leadership in Energy and Environmental Design (LEED) standards are a must. New mixed-use buildings should
be located in the existing South Main parking lot, along Pennsylvania Avenue at both Prospect Avenue and
Glenwood Avenue, and at the existing Fire Station property at the northwest corner of Main Street and
Pennsylvania Avenue.

Figure 31: Perspective Sketch – New Mixed-Use Building at the Northwest Corner of Pennsylvania Avenue and
Main Street. Source: Town Builder Studios.
Historic Sensitivity and Preservation
A historic district has been established for the Downtown, including properties along Main Street, Crescent
Boulevard, Pennsylvania Avenue, Duane Street, and Hillside Avenue. The benefits of this district include
preserving the historic architecture, and making available tax credits to the property owners. The predominant
building styles within this district in the Downtown are Old-English Tudor and Half-Timber, and new construction
elsewhere in the Downtown are sensitive to these styles.

Figure 32: Historic Downtown District.
Source: Town Builder Studios and BauerLatoza Studio
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Multiple Family Residential
The Downtown has been converted to a dense, mixed-use neighborhood with a variety of residential housing
types and unit prices. The number of residential units in the Downtown has been maximized to ensure an active
evening and weekend population. A total of 450 dwelling units have been added to the Downtown. They are
smaller in size to cater to the needs of the smaller–sized households that are attracted to the downtown living
concept. In addition, the young professional and empty-nester residents have the convenience of commuting
into Downtown Chicago via Metra without the need for Downtown commuter parking.
Unit types include rental apartments above first floor retail in the Downtown core; mid-rise condominiums,
garden condominiums, and townhouses surrounding the Downtown core; and existing single family homes with
new accessory dwelling units3 on the periphery (within a quarter-mile) of the Downtown core. Pennsylvania
Avenue and Glenwood Avenue have been converted into neighborhood streets.
A new urban residential neighborhood is located west of Main Street, north of the railroad tracks, south of
Pennsylvania Avenue, and east of Prospect Avenue. Occupants include young professionals, empty-nesters,
senior citizens, and young families. Existing businesses have been relocated to other Downtown locations,
including the first floors of the buildings fronting Pennsylvania Avenue. This redevelopment was made possible
with the Village’s effort to assemble the property in partnership with the existing property owners and the private
investment community.

Figure 33: Perspective Sketch – Pennsylvania Avenue Mixed-Use and Residential Buildings.
Source: Town Builder Studios.

Medical Office / Service

The DuPage Medical Group’s Glen Ellyn Clinic has drawn newer office users into the Downtown, especially in its
northwestern periphery. This has resulted in the incubation of start-up professional office businesses, increased
Downtown employment opportunities, and an increased Downtown daytime population.

3

Accessory Dwelling Unit (ADU). A small efficiency apartment that typically includes a kitchenette, a bathroom, a combination
living/dining/sleeping space, and is approximately 650 square feet in size. It is usually located above a two-car detached
garage; however, it could be a part of the single family home – such as in an attic or a basement – as long as the proper
building codes are adhered to. The ADU option can be accomplished by creating an overlay district for the “R-2” (Single
Family) Residential District, and single family homes permitted by special use in the “R-4” (Multiple Family) Residential District.
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Institutional
Civic, Leadership, and Learning Center
The Civic Center has been converted to a Civic, Leadership, and Learning Center. In addition to the Village of
Glen Ellyn administrative offices, the College of DuPage has its own satellite campus within the center, and the
center is within a convenient walking distance of the Glen Ellyn Train Station, Illinois Prairie Path, Downtown
businesses, and the Forest Avenue South parking structure. This project is contingent upon a determination that
the Police Department needs new facilities.
Train Station
A new Glen Ellyn Train Station has been constructed in the same general location as the existing station at
Forest Avenue and Crescent Boulevard. The award-winning station design has landmark-quality features, and
complements the Old-English Tudor and Half-Timber architectural styles found throughout the Downtown.

Figure 34: Cross-Section – New Glen Ellyn Train Station with a “Kiss-N-Ride” Drop-Off Lane
Source: Town Builder Studios
Civic Buildings
The Glen Ellyn Public Library, Post Office, and Glenbard West High School, all remain in their current locations,
and general maintenance and upgrades to each structure have been made to better serve the community.
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Circulation and Access Plan
The Downtown is a major attraction, and draws people in by foot, bicycle, bus, train, and car. Sidewalks are wide
and well-maintained, and intersections are well-marked and safe for pedestrians to cross. Several on-street bicycle
routes draw residents in from the north and south sides of the Downtown, while the Illinois Prairie Path brings visitors
in from neighboring communities via an off-road path. Pace Bus and Metra bring visitors into the Downtown from
surrounding communities and from across the region. Main Street is the primary access into the Downtown, and its
2.0-mile corridor connects Roosevelt Road and Geneva/St. Charles Roads to the Downtown.
The circulation network within the Downtown is improved to incorporate two-way automobile traffic throughout. In
addition, an efficient and effective parking system provides new greenspace in the Downtown and structured parking
in locations convenient to shopping and the Glen Ellyn Train Station.
Streetscape features include well-maintained – and in some cases, wider – sidewalks, street trees, lighting, seating,
bike racks, directional signage, artwork, and sidewalk cafes.
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Figure 35:

Circulation and
Access Plan

Figure 36:
Regional Circulation and Access Plan
Source: Town Builder Studios

Source: Town Builder Studios
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Transportation
Public Transit
Glen Ellyn Train Station
The architectural details on the new station are spectacular. The landmark-quality structure can be seen
from many vantage points around the Downtown, guiding people to the Downtown activity center. Inside,
the new train station includes features such as a concessionaire, technology center, artwork, space for
seasonal displays, and an informational kiosk. In addition, the new station provides improved ADA
accessibility, and family-friendly features for those who utilize the Illinois Prairie Path and the Lake Ellyn
looped path.

The Tinley Park Train Station is an example of a landmark-quality and award-winning structure. It has
a tower that can be seen from a distance, (and can serve as a lookout tower for visitors on special
occasions). In addition, it has the capacity to hold special indoor events. Source: Town Builder Studios
Pace Bus
Pace Bus services Downtown Glen Ellyn and connects the Downtown to other locations in the region,
including College of DuPage, Yorktown Center, Argonne National Laboratory, and Glendale Heights
Community Hospital. Bus service is a key component in the transportation network, keeping the Downtown
parking demand and traffic levels lower than what they could be without the service. The bus service needs
are evaluated every five years or earlier if necessary.
Bicycles
Illinois Prairie Path improvements include several state-of-the-art bike stations, where sheltered bicycle parking,
and bicycle path maps and information are available. A family-friendly 1.5-mile looped path starts and finishes at
the Glen Ellyn Train Station, and passes along the shore of Lake Ellyn.
Pedestrians
Glenbard West High School is within a convenient distance from the Downtown core, giving students the option
of walking to an after school job or studying under the canopy of trees in the Downtown Greenway on a nice day.
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Automobiles
Main Street, Crescent Boulevard, and Pennsylvania Avenue have been converted to two-way traffic patterns.
The one-way neighborhood street system on Forest Avenue (north of Pennsylvania Avenue and south of Duane
Street) could remain until traffic analyses are conducted as part of the preparation for the public parking structure
designs and construction.

Infrastructure
Parking
Structures
Consider the construction one or more public parking structures after exhausting all surface parking
improvement options. Optional structure locations include Forest and Pennsylvania (north of the tracks near
the Glen Ellyn Train Station), and Forest and Duane (south of the tracks near the Glen Ellyn Train Station).
Shared parking arrangements between different entities are found throughout the Downtown.
Lots
Surface lots will be maintained on a regular basis and upgraded as needed. The visual impact of such lots
will be minimized with landscaping and special pavement designs.
Streets and Rights-of-Way
Sidewalks
Wider sidewalks are located along the east side of Main Street between Crescent Boulevard and
Pennsylvania Avenue, and the north side of Crescent Boulevard between Main Street and Forest Avenue.4
Wider sidewalks provide opportunities for better pedestrian circulation and more outdoor dining space.
Special lighting adds illumination, vibrancy, and safety along the streets and sidewalks.
Hierarchy
The primary public corridor is the Downtown Greenway, including Crescent Boulevard east of Main Street.
The secondary public corridor is Main Street. The remaining Downtown Streets are subordinate to the
Downtown Greenway and Main Street.
Design
Every bicycle and pedestrian right-of-way has international quality, scale, and splendor.

4

This was achieved by converting angled parking to parallel parking adjacent to the sidewalks. The displaced angled parking
along the east side of Main Street and the north side of Crescent Boulevard will be relocated to the south side of Crescent
Boulevard. These adjustments will result in no net loss of parking.
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Intersections
Main Street and Crescent Boulevard
The horse trough has been relocated to its original historic location at the southeast corner of Main Street
and Crescent Boulevard. A detailed analysis has resulted in the following traffic recommendations:





Northbound Main
Southbound Main
Eastbound Crescent
Westbound Crescent

No stop sign.
Stop sign.
Stop sign.
Stop sign.

One thru lane.
One right turn lane.
One right turn lane.
One through lane.

One right turn lane.
One through/left turn lane.
One through/left turn lane.
One right turn lane.

Gateway Corridors
Main Street – Roosevelt Road to Geneva/St. Charles Roads
North and south of the Downtown, Main Street is a tree-lined corridor lined with historic and beautiful
estates. Brick-paved intersections at the crossroads between Roosevelt Road and Geneva/St. Charles
Roads guide the visitors into the Downtown. Although it would be desirable to have special pavement
treatments at every intersection along the corridor, intersection improvements were made at the
intersections of Main Street and Roosevelt Road, Fairview Avenue, Hill Avenue, Hillside Avenue, Anthony
Street, Hawthorne Boulevard, Oak Street, and St. Charles/Geneva Roads. A landscape has been designed
that is respectful of the existing neighborhood yet denotes the road segment as the route to Downtown.
Signage, street tree plantings, annual and perennial plants and flowers in the parkways, and special lighting
features, are several elements that have been installed along the two-mile corridor, adding to the
anticipation of arriving into Downtown Glen Ellyn.
Main Street – Downtown Core
The buildings and streetscape along Main Street are enhanced, technologically upgraded, and remain
largely intact from the last century. Occupants include retailers, restaurateurs, artists, technology start-ups,
designers, and other incubator and growing businesses. Main Street is a hometown street with two-way
traffic, parallel parking, wide sidewalks, street trees, and special pavement details. The horse trough is now
located to the southeast corner of Main Street and Crescent Boulevard as shown in the lower right corner of
the illustration.

Figure 37: Perspective Sketch – Main Street Looking North. Source: Town Builder Studios.
A major reinvestment atop the South Main parking lot closes the gap along the Main Street corridor and
reinvigorates the southern end of the Downtown with shopping, living, working, and structured parking.
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Figure 38: Perspective Sketch – South Main Mixed-Use. Source: Town Builder Studios.
Main Street is the spine that connects Roosevelt Road and Geneva/St. Charles Roads to the heart of the
community via a commercial neighborhood streetscape.
Building Facades, Streetscapes, and Wayfinding
The buildings along Main Street have been enhanced, restored, and remain largely intact. Building owners
along the Downtown Greenway have upgraded their building facades to provide a welcoming presence to
Metra, Illinois Prairie Path users, and residents alike.
The Main Street and Crescent Boulevard streetscapes have become tree-lined, bustling promenades, and
the preeminent address of Glen Ellyn’s rich architectural mix, including multi-story brick- and cut stonecovered commercial and mixed-use buildings. Sidewalk cafes enhance the social experience, nighttime
lighting adds to the evening ambiance, two-way traffic and on-street parking provide convenience for the
driver, and special intersection pavement details add to the aesthetics and safety for the Downtown
shoppers.

Figure 39: Cross-Section – Main Street Corridor
Source: Town Builder Studios

Village of Glen Ellyn Downtown Strategic Plan – Page 9.16 of 17

Figure 40: Cross-Section – Crescent Boulevard Adjacent to a Platform
Source: Town Builder Studios

Figure 41: Cross-Section – Crescent Boulevard not Adjacent to a Platform
Source: Town Builder Studios
The Downtown Greenway
Crescent Boulevard between Main Street and Park Boulevard has been converted to a two-way traffic pattern.
Angled parking has been provided on the south side of the street to accommodate the conversion of the parking
lots to the north side of the Downtown Greenway, and parallel parking has been provided on the north side of the
street to accommodate more sidewalk space adjacent to the businesses. A kiss-n-ride drop-off area has been
provided for eastbound traffic adjacent to the Glen Ellyn Train Station.
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Downtown Strategic Plan:
Implementation
Introduction

Once the planning process with input by the community is complete, the critical component of any plan is its
implementation. This section discusses the strategy to finance and construct the vision of the Village of Glen Ellyn
Downtown Strategic Plan. The projects contained within this section are essentially “master site development plans” that
include phasing, partnerships, and funding sources and allocations. The intent of the Downtown Strategic Plan is to be
visionary, financeable, and practical, and be a daily resource for future public and private investments. The plan calls for
a renewed organizational structure, suggests changes to public policy, and identifies reinvestment projects. The Village
will need to proactively acquire select strategically targeted properties when they become available, instead of waiting
until a project is ready for construction.
This plan was prepared during 2008 and early 2009. During this timeframe, Glen Ellyn and the rest of the Nation has
suffered through a worldwide economic recession that is unparalleled since the Great Depression of 1929. One
fundamental cause of the recession is a meltdown in the Nation’s banking and financial industry – particularly associated
with the residential real estate market. Unregulated lending, combined with construction of unchecked housing, has
created a frozen financial environment and a surplus of residential products throughout the Nation. The Chicagoland real
estate market – including Glen Ellyn – has not escaped this reality. Mortgage foreclosures for an abundance of
homeowners are so substantial that the Federal Government has
allocated almost a trillion dollars for relief, including tax abatement and
investment in infrastructure. A Presidential election and inauguration
also took place during this plan’s preparation. The new administration’s
initiatives will result in new Federal programs that could benefit the
Downtown. A noteworthy policy is the Federal stimulus funding
package that has a goal to create jobs and jump-start the economy.
The funding will be largely allocated to infrastructure improvements that
are ready for construction. Projects that will be of particular interest to
the Federal government will include “shovel-ready” reconstruction of
roads, bridges, and projects that are environmentally-sustainable,
promoting energy efficient designs and green technology.
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The current worldwide economic recession and the new Federal policies are important because of the context that they
provide to this plan. While these issues cannot be ignored for short-term implementation initiatives, this plan is long-term,
promoting a vision that looks 20 years in the future. This plan assumes that the current recession will be overcome and
the economy will ultimately recover. This plan identifies initiatives that must be implemented immediately in order to
assist the existing merchants and business community to survive the recession. Other projects contained herein are
more applicable once the economy improves. During the recession, this plan recommends that the Village undertake the
foundational work necessary to ensure the economic viability of the Downtown. The plan does call for initiatives to
renovate, remodel, and construct buildings, and begin other initiatives that establish relationships between the Village and
its citizens, business owners, Downtown organizations, schools, and the development community. Additionally, the plan
recommendations include capitalizing on the national investment in transit infrastructure, including the Glen Ellyn Train
Station and associated public transportation infrastructure.

Recommended “Rules of Thumb”
When considering future Downtown reinvestment options, utilize the following “rules of thumb” when determining the
appropriateness of an idea for the Downtown:












Consider cultural and entertainment opportunities with every public and private reinvestment effort, and business
plan proposal.
Ensure that first floor commercial uses are contiguous.
Ensure a “no net loss” of retail square footage.
Build upon the existing restaurant environment.
Build upon the existing historic character of the Downtown.
Increase the number of Downtown residential units.
Increase the parking supply for shoppers, merchants, employees, and commuters.
Encourage the use of shared parking between shoppers, merchants, employees, and commuters.
Do not allow buildings to “turn their backs” onto the Downtown Greenway or Downtown streets.
Design for the safety and needs of the pedestrian first, bicyclist second.
Begin plan implementation with low-cost, and easy-to-implement projects and initiatives, such as:
à
à
à
à
à
à





Create the recommended Downtown organizational structure.
Enhance the partnership with the College of DuPage.
Enhance the partnership with Metra.
Increase the number of merchant parking spaces in the Downtown through restriping.
Evaluate the Main Street and Crescent Boulevard parking timelines.
Consider fee-based convenient parking and free inconvenient parking, and implement accordingly.

When a developer approaches the Village with a mixed-use or commercial development proposal, ask questions
such as: Who are the anticipated tenants? What are the rent aspirations?
If first floor commercial space in a parking structure will sit vacant for awhile, dress-up the façade with artwork
while maintaining the ready-to-go retail space behind.
Remember that the Downtown is located approximately one mile from both Roosevelt Road and St.
Charles/Geneva Roads, and access is along two-lane roads with low traffic counts, through residential
neighborhoods.
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Initiatives and Projects Overview
There are many projects and initiatives that will implement the vision, goal, objectives, and strategies, of the Downtown
Strategic Plan. Some projects and initiatives are short-term (0 to 5 years), mid-term (6-10 years), and long-term (11-20
years). In addition, these same projects may be initiated privately, publicly, or via a public-private partnership.
Regardless of the project or initiative, partnerships and relationships should be established as soon as possible, since
many construction projects can take months or years to develop prior to entering the Village review and approval process.

Initiatives
Administration
1. Create a Permanent Downtown Organization – Short-Term and Ongoing
2. Establish a Historic Downtown District – Short-Term and Ongoing
3. Review and Make Improvements to the Zoning Code and the Development/Administrative Review Process –
Short-Term and Ongoing
Public-Private Partnerships
4. Strengthen the Village of Glen Ellyn/College of DuPage Partnership – Short-Term

Projects
Infrastructure
5. Analyze the Downtown Traffic Circulation System – Short-Term
6. Design and Install New Public Signage, Wayfinding, and Streetscaping – Short-Term
7. Design and Consider Constructing the Main Street and Crescent Boulevard Streetscapes, and the North Downtown
Greenway – Short-Term
8. Maintain and Enhance the Recreational and Multiple-Use Path System – Short-Term
9. Design and Construct the Mixed-Use Forest Avenue North Parking Structure – Short-Term
10. Design and Construct New Train Station Facilities and a Pedestrian Underpass – Mid-Term
11. Design and Construct the Mixed-Use Forest Avenue South Parking Structure – Long-Term
12. Design and Consider Constructing the South Downtown Greenway – Long-Term1
Development
13. Encourage and Facilitate Private Downtown Building Maintenance and Modernization – Short-Term
14. Facilitate a Private South Main Mixed-Use Development – Mid-Term
15. Facilitate a Private Residential Development on Existing Church Parking Lot and Village-Owned Parking Lot –
Mid-Term
16. Facilitate a Potential Fire Department Relocation and the Redevelopment of the Existing Fire Station Site –
Long-Term
17. Facilitate a Potential Police Department Relocation and the Creation of the Civic, Leadership, and Learning Center –
Long-Term
18. Facilitate a Private Residential and Mixed-Use Neighborhood Development in the Crescent Boulevard and Glenwood
Avenue Area – Long-Term
The projects and initiatives are listed in the order of anticipated implementation over the course of the next 20 years. In
general, short-term projects and initiatives are low-cost and easy to implement, while long-term projects and initiatives are
higher-cost and more complicated to implement.
By adopting the Downtown Strategic Plan, a commitment has been made by the community to begin immediately on the
implementation process.
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Initiatives
1. Create a Permanent Downtown Organization
Administration
Establish a new permanent Downtown organization.
The Village should be proactive in the establishment of a new permanent Downtown Organization (“Downtown
Organization”). Several successful models for Downtown business organizations should be analyzed. For
example, select members of Glen Ellyn’s Downtown Advisory Committee assisting with the Downtown Strategic
Plan preparation visited the City of Elmhurst to learn about Downtown Elmhurst’s organizational structure. The
DAC members were impressed and were attracted to a model whereby a downtown organization separate from
the city government is formed. The new Downtown Organization’s mission and purpose should include the
entire responsibility for events, promotions, marketing, branding, and ombudsman services; and shared
responsibility for extended maintenance and physical/aesthetic appearance. Accompanying the formation of the
Downtown Organization must be a commitment to communication and cooperation between all of the existing
entities including the Village, the Chamber of Commerce, and the Economic Development Corporation.
Regardless of the final distribution of responsibilities, the new Downtown Organization should clearly be the “goto” entity for all Downtown Glen Ellyn activities. The naming of the entity should be carefully considered during
the process of its formation. The name should be bold, fresh, and fun, versus a name that is authoritative in
nature. This approach will be an initial step signaling that Glen Ellyn’s Downtown culture is evolving to a
dynamic and inviting place to live, shop, work, and play.
Business recruitment and retention activities, as well as exterior façade and interior renovation grant programs,
would continue to be the responsibility of the EDC. At the Village’s discretion, these activities and programs
could be absorbed into the Village of Glen Ellyn’s scope of municipal services.

Figure 42: New Downtown Organization – Structure
Source: Town Builder Studios
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The Village could consider modeling the Downtown Organization’s format after the National Trust for Historic
Preservation’s National Main Street Program, or loosely modeling the format after the program without the
Village officially enrolling in the program. The Main Street program is a methodology of combining “historic
preservation with economic development to restore prosperity and vitality to downtowns and neighborhood
business districts”1.
The new Downtown Organization must be well-funded and staffed with full-time professionals. While it is
premature to establish an annual budget, it is recommended that a range of $300,000 to $500,000 be targeted at
the outset. In the future, the budget can be increased as the Downtown Organization becomes more successful.
The City of Elmhurst’s budget, for example, has grown to $800,000 to $900,000 and is funded primarily by two
special service areas. It services the retail, commercial, and residential components of the Downtown Elmhurst.
It should be recognized that the Village of Glen Ellyn, as the governmental taxing, planning, and regulatory body,
is ultimately responsible for permits and land use approvals, long-range planning, capital improvements,
development approvals, and code enforcements for the Downtown and the implementation of this Downtown
Strategic Plan. The Downtown Organization will be a primary resource to assist the Village to accomplish its
goal to improve the economic viability of the Downtown through marketing, promotions, branding, etc.
The new Downtown Organization should be a free-standing not-for-profit entity administered by a Board of
Directors, consisting of Downtown merchants, property owners, residents, and business owners – among others.
The Board of Directors should be comprised of a maximum of nine individuals (see Figure 43) and be staffed by
a full-time Executive Director. In addition, it is recommended that this organization hold regular monthly public
business meetings. Offices could be located in the “Civic, Leadership, and Learning Center”, and be located in a
very public, inviting, and interactive civic space within the center; alternatively, the offices should be
conveniently-located to the Civic Center, Main Street, and the Downtown Greenway.

Figure 43:
Potential Composition of the New Downtown Organization
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.

Downtown Merchant
Downtown Restaurateur
Downtown Office-Based Business Owner
Downtown Resident
Downtown Property Owner
Downtown Business Representative – Anchor Tenant
Downtown Business Representative – Owner of a New Business (less than five years old)
Downtown Business Representative – Owner of a Tenured Business (more than five years old)
At-Large Representative
Village Representative (ex-officio)
Chamber of Commerce Representative (ex-officio)
Economic Development Corporation (EDC) Representative (ex-officio)

Individuals representing the Village, Chamber, and EDC could be appointed from within each respective
organization. The remaining positions could be elected to two-year terms via ballot by the Downtown
Organization’s “membership”.
Individuals appointed to the At-Large Representative position could be selected from the other community
organizations such as Go Downtown!, Citizens for Glen Ellyn Preservation, the Historical Society, etc.

1

Excerpt from the National Trust Main Street Center mission statement. Source: www.mainstreet.org.
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While it is recognized that anyone within the Downtown is by right a member, a structure is required, which
would entice students, merchants, residents, and seniors to participate. Committees must be established as
teams to work on various Downtown initiatives. Funding for the full-time Executive Director and a sufficient
operating budget is crucial to the Downtown Organization’s success. Routine communications with the Village
Manager, Director of Planning and Development, Director of Public Works, Director of Finance, EDC, and
Chamber of Commerce, by the Executive Director is a must. In addition, the Executive Director must ensure that
the business and development community receives efficient, effective, professional, and friendly customer
service from the Downtown Organization.
It is envisioned that a business plan will be formulated over the next six to 12 months by a “transitional” DAC, to
officially delineate the initial operational structure and budget of the Downtown Organization. The plan must
acknowledge that the Organization will need to evolve as the conditions of the Downtown change. The following
outline delineates the general responsibilities initially envisioned for the Downtown Organization:


Business recruitment and retention – the Organization should be involved regardless if the Village
determines that the primary responsibility for recruitment should continue to reside in the EDC or be
handled by the Village. At a minimum, the Organization should be regularly informed as to the
recruitment efforts and be allowed to provide input regarding desired targeted businesses; therefore,
the Organization will be able to answer questions or field suggestions from the public and pass
information onto the responsible entity. The Organization should play an active role regarding retention
of existing Downtown businesses because the merchants will use it as a full-time resource engaged in
increasing the consumer base and being available to field suggestions or solve problems.



Marketing and promotions – the Downtown Organization should be the central clearinghouse for all
Downtown marketing and promotions. As suggested by the Main Street program, the Downtown
Organization should establish a committee that implements a very aggressive marketing program that
could include efforts such as newspaper and radio advertisements, a new website, branding, banners,
etc. This Downtown Strategic Plan offers a vision that can be branded including multiple projects that
must be promoted and advertised. It is not suggested that the Chamber of Commerce, the EDC, or
others are excluded from promoting the Downtown; however, the Downtown Organization should be the
unifying team that is aware and informed.



Events – the Strategic Plan has documented the many activities and events in the Downtown and
recommends their continuation and expansion. The Downtown Organization should be the Village’s
primary resource for Downtown events; however, entities such as the Chamber of Commerce should be
welcomed to continue the many legacy events that are successful. The Downtown Organization should
be the clearinghouse for all events, and offer event sponsoring ideas for improving these programs
assuring they are fresh and profitable for Downtown. For example, the Glen Ellyn Alliance has
successfully sponsored many new events with the primary goal of increasing the number of consumers
inside the stores. These should continue as part of the Downtown Organization. It has also been
suggested that larger events such as the Taste of Glen Ellyn evolve to include more local businesses
and students from the College of DuPage. The Downtown Organization should be a part of the team
that assists the Chamber of Commerce as the sponsor of this coveted event.



Communications – it is important that the Downtown Organization establish a formal multi-tier
communication system where merchants and residents are able to post information and learn about
current issues. This system is intended to be a Downtown “intranet” that is dynamic and constructive
where current opinions and ideas are located. For example, the “Go Downtown” organization’s recent
grass roots effort to establish a database of residents and merchants has expanded the awareness of
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Downtown issues. The communication system could tackle issues such as unifying and expanding
store hours, and allowing merchants to communicate their participation. Additionally, as construction
occurs in the Downtown, the Downtown Organization’s communication program could be used to inform
local merchants and residents about potential impacts of such projects.


Administration of business and infrastructure grants – the EDC has programs that have recently been
expanded to include interior grant programs, in addition to exterior façade grant programs. Similar to
the way the City of Elmhurst handles its programs, these functions should be the responsibility of the
EDC (or the Village). The Organization could assist the EDC (or the Village) by serving as a conduit
where current and or interested businesses could retrieve information about and applications for the
grants. Also, members of the Downtown Organization could assist the Village in the tracking of
infrastructure grant projects many of which are identified in this Downtown Strategic Plan.



Neighborhood services – a key objective of the Strategic Plan calls for a substantial increase in
Downtown living. As more residential units come online, the Downtown’s transformation into an urban
neighborhood will be accompanied by an increase in the demand for social services. The Downtown
Organization should be a resource to the Village, the area Churches, and not-for–profit entities. The
Village should anticipate more Downtown activity during evening and weekend hours. Shared parking,
store hours, and security will place increasing demands on the Villages’ Police Department and
volunteer Fire Company. The Downtown Organization should be a resource to the Village to
communicate these issues and solve problems. Larger issues addressed by the Village, including
vagrancy and homelessness as well as maintenance of buildings and public infrastructure must be
continually supported.

The mission and responsibilities outlined above will be a daunting task and the Village will need assistance to
establish the Downtown Organization over the next six to 12 months. It is recommended that the Strategic
Plan’s Downtown Advisory Committee continue to function during this period to assist the Village in preparing
the organizational business plan, bylaws, and budget. The “transitional” DAC could assist in the recruitment of
the Board of Directors for the Downtown Organization and advise on the hiring of the Downtown Organization’s
Executive Director. In addition, the “transitional” DAC could serve as a sounding board to the Village Board to
help resolve any issues that could arise between the EDC, the Chamber of Commerce, and other successful
teams in the creation of this new Organization.
Source of Funds and Resources
Village of Glen Ellyn
Village Special Service Areas
Tax Increment Financing (TIF)
U.S. Small Business Administration (SBA) – Basic 7(a) Loan Guaranty
U.S. Small Business Administration (SBA) – CDC/504 Program
U.S. Small Business Administration (SBA) – Microloan Program
Employ Illinois: Business Owners Loan
Employ Illinois: Small Business Owners Loan
Employ Illinois: Opportunity Knocks – Free Workshop
Opportunity Illinois: Non-Profit Development Loan
DuPage Regional Development Alliance
Illinois Home Rule Sales Tax
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2. Establish a Historic Downtown District
Administration
Consider establishing a historic Downtown district to preserve exceptional historic buildings and provide
incentives to reduce the financial burden of restoration on the building owner.
A historic inventory revealed a concentration of historic buildings along Main Street, Crescent Boulevard,
Pennsylvania Avenue, and Duane Street. A historic district could help preserve the buildings from aesthetic and
financial standpoints. The boundaries of the district could be reviewed by the Historic Preservation Commission.
The Commission should carefully review the pros and cons of establishing such a district to ensure that it would
not place additional unnecessary regulations on property owners without providing compensating benefits.
The “Federal Historic Preservation Tax
Incentives Program”2 offers a federal tax credit
for qualifying rehabilitation costs to commercial
and multiple family income-producing
properties. This program allows the building
owner to reduce his/her taxes dollar-for-dollar
in the amount of taxes owed, up to 20% of
qualified expenses. The project must involve a
historic structure certified by the National Park
Service, must meet the rehabilitation standards
of the Secretary of the Interior, and must be a
“substantial” project (greater than $5,000 or the
adjusted basis of the building).

Figure 44: Historic Downtown District. The boundaries of
a potential historic preservation district include the north
side of Pennsylvania Avenue to the north, Hillside Avenue
to the south, Glenwood Avenue to the west, and Forest
Avenue to the east Source: BauerLatoza Studio

The three-part application includes the
verification that the building is a “certified
historic structure”, a description and
documentation of the building’s existing
conditions and the proposed rehabilitation
work, and a post-project completion “certified
rehabilitation.” Building owners are highly
encouraged to complete Parts 1 and 2 prior to
the commencement of work to ensure the
project qualifies for the tax credit; if the project
doesn’t qualify, the building owner may adjust
the work scope accordingly.
Source of Funds
Village of Glen Ellyn
Opportunity Illinois: Historic Preservation Loan
The National Trust Preservation Fund

2

Additional information regarding the “Federal Historic Preservation Tax Incentives Program” is available at
www.nps.gov/history/hps/tps/tax. The “Illinois Heritage Grants Program” is available for public and non-profit organization projects,
and the “Property Tax Assessment Freeze Program” is available for homeowner projects. Additional information for these programs
is available at www.illinoishistory.gov/PS/financial.htm
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3. Review and Make Improvements to the Zoning Code and the
Development/Administrative Review Process
Administration

Continue to streamline the development review and approval process and adjust the Zoning Code.
The Zoning Code language should be amended to reduce the number of Special Use Permit requests, (including
but not limited to, transferring multiple family residential above first floor commercial to the “permitted uses”
sections in the “C5” districts, and allowing staff approval of temporary entertainment-based requests and annual
events – amendments that would be compatible with the Market Study recommendations), and to ensure new
Downtown reinvestment is appropriately designed to complement the historic Downtown buildings. Several
Downtown areas should be rezoned to ensure proper implementation of the Downtown Strategic Plan.
As part of this effort, the Village should evaluate opportunities to expand the authority for administrative review.
In addition, the Village could also consider hiring an independent consultant to review the building permit and
commission review processes.
The Village of Glen Ellyn must be open to innovative business concepts, in order to make the Downtown unique
and to complement the Downtown’s existing charm.
The use of a form-based code in the Downtown could help ensure that new mid- and long-term redevelopment
projects are designed appropriately. Other communities are experimenting with this approach, and the success
of the use of this type of zoning code will be better understood in the future; therefore, the Village should reevaluate its application in Downtown Glen Ellyn five years after the adoption of the Downtown Strategic Plan.

Figure 45: Areas Recommended for Rezoning. Source: Town Builder Studios.

Form-Based Code illustration examples.
Source: www.formbasedcodes.com.
Source of Funds and Resources
Village of Glen Ellyn
Consulting Firm(s)
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4. Strengthen the Village of Glen Ellyn/College of DuPage Partnership
Public-Private Partnerships
Establish a College presence in the Downtown, including at the Civic, Leadership, and Learning Center.
The College of DuPage (COD) and the Village should continue the dialogue that has been established between
the new administrations, and work toward strengthening this relationship. The parties could establish a strong
partnership that involves various departments, faculty, and students in Downtown events and training
opportunities such as:







Business – internships and student employment opportunities for COD students; business plan
creation, maintenance, development services for Downtown business owners.
Hospitality – internships and special events opportunities for COD students, including the Taste of Glen
Ellyn.
Foodservice and Culinary Arts – internships, special events, and student and post-graduation
employment opportunities for COD students.
Theater, Arts, and Film – film festivals and performance venues for COD students; low-cost and
creative event hosting opportunities for Downtown business owners.
Facility Management – internships and case study opportunities for COD students; low-cost and up-todate facility maintenance services for building owners.
Marketing – internships for COD students; low-cost and state-of-the-art marketing and graphics
services for Downtown business owners and organization(s).

Source of Funds and Resources
Village of Glen Ellyn
College of DuPage (COD)
Small Business Development Center – Training, Counseling, and Consulting Services
McAninch Arts Center – Theater, Arts, and Film
Graphic Design Program
Hospitality Administration Program
Foodservice Administration Program
Facility Management Program
Marketing Program
Motion Picture/Television Program

2008 Jazz Fest
Source: www.jazzfestglenellyn.org
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Projects
5. Analyze the Downtown Circulation System
Infrastructure
Consider the issues associated with converting Downtown one-way streets to two-way streets, including hiring a
consultant to review potential opportunities for a vehicular overpass or underpass in the vicinity of the
Downtown.
The purpose of a two-way traffic conversion is not to increase traffic counts, but to eliminate the one-way
Crescent/Forest/Pennsylvania/Main route, and make it easier to find parking and navigate through the
Downtown. During the traffic analysis, keep the safety of the pedestrian, bicyclist, driver, and emergency vehicle
access in mind when determining the final traffic circulation system solution.
The purpose of constructing a vehicular overpass or underpass would be to provide motorists and emergency
vehicles an additional route through the downtown that could be used to avoid the frequent train backups.
Construction of a vehicular overpass or underpass would likely require the acquisition of land by the Village or
other public entity, and the aesthetic impact of the project on the character of the Downtown should be
considered carefully – especially if an overpass is contemplated.
The study and analysis of a potential two-way traffic conversion and a new vehicular overpass or underpass
could be undertaken simultaneously or as two separate projects. Likewise, these projects would not need to be
constructed at the same time.
Source of Funds and Resources
Village of Glen Ellyn
Illinois Transportation Enhancement Program
Tax Increment Financing (TIF)

Figure 46: Existing One-Way Streets. Source: Town Builder Studios
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6. Design and Install Public Signage, Wayfinding, and Streetscaping
Infrastructure
Install new signage and streetscape features along the 2.0-mile Main Street corridor, including gateways at
select intersections.
Downtown Glen Ellyn is surrounded by single family neighborhoods, and is traversed by railroad tracks, a
recreational path, and local streets. The approach to the Downtown from major arterials is critical to the success
of the Downtown. At their respective intersections with Main Street, Roosevelt Road carries an Average Annual
Daily Traffic (AADT) of 40,550 vehicles, and Geneva/St. Charles Roads carry an AADT of 18,850 vehicles.
Gateways, special intersection pavement, and a unique lighting and landscaping design for the two-mile corridor
is a critical element to help visitors find their way Downtown.
Once the visitors are in the Downtown, informational signage to guide people to stores, restaurants, the train
station, public parking, and public spaces is necessary. All signs must have a uniform theme; however, some
adjustments for detail are necessary, such as large fonts and graphics for auto-oriented signage and small fonts
and graphics for bicycle and pedestrian-oriented signage.
Limited parkway space (the area between the sidewalk and the street) contributes to the less-than-ideal
streetscaping that includes overhead wires and poorly-pruned street trees. Streetscaping with buried overhead
wires, brick pavers and special landscaping at select intersections, infill of new street trees, and a consistent
wayfinding, lighting, and landscaping scheme along the two-mile corridor, will enhance the experience to and
from the Downtown.
Source of Funds and Resources
Village of Glen Ellyn
Illinois Transportation Enhancement Program
Tax Increment Financing (TIF)

Figure 47: Main Street Corridor and a Uniform Wayfinding Sign Package. Source: Town Builder Studios
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7. Design and Consider Constructing Main Street and Crescent Boulevard
Streetscape, and the North Downtown Greenway
Infrastructure

Convert existing one-way traffic patterns to two-way traffic patterns, maintain and upgrade the streetscaping, and
install the North Downtown Greenway landscape features.
The Village should create the north half of the greenway by reconfiguring the curb lines along Crescent
Boulevard. This project would include changing the one-way streets on Main Street and Crescent Boulevard, to
accommodate two-way traffic, providing parallel parking adjacent to the Crescent and Main storefronts, and
installing angled parking along the railroad tracks. This project would result in no net loss of public parking, yet
allow the conversion of two public parking lots to greenspace.
The North Downtown Greenway is intended to be a unique feature in the heart of Downtown Glen Ellyn that sets
it apart from other communities along Metra’s Union Pacific – West Line and other western suburbs. The
anticipated programming is intended to include beautification (e.g. a new train station in a garden setting, lush
landscaping, a small street-side plaza, etc.) and “passive” recreation (e.g. art sculpture, train watching, picnics,
etc.), and not “active” recreation (e.g. play fields for team sports).
The greenway should be programmed with passive – not active – recreational uses, with the exception of the
looped path connection to Lake Ellyn.
Source of Funds and Resources
Village of Glen Ellyn
Open Space Lands Acquisition and Development (OSLAD) Program
Illinois Transportation Enhancement Program
Congestion Mitigation and Air Quality (CMAQ)
Tax Increment Financing (TIF)
Nonpoint Source Management Grant

Figure 48: Main Street and Crescent Boulevard Streetscape Area
Source: maps.live.com with edits by Town Builder Studios.
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8. Maintain and Enhance Recreational and Multiple-Use Path System
Infrastructure
Build a 1.5-mile looped path around Lake Ellyn and designate on-road bicycle routes on neighborhood streets.
The Illinois Prairie Path should continue to be maintained on a regular basis.
Source of Funds and Resources
Village of Glen Ellyn
Open Space Lands Acquisition and Development (OSLAD) Program
Illinois Transportation Enhancement Program
Congestion Mitigation and Air Quality (CMAQ)
Recreational Trails Program (RTP)
Tax Increment Financing (TIF)

Figure 49: Regional Circulation and Access Plan
Source: Town Builder Studios and ClipArt.
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9. Design and Construct the Mixed-Use Forest Avenue North Parking Structure
Infrastructure
Construct a new parking structure across from the Glen Ellyn Train Station at the southwest corner of Forest
Avenue and Pennsylvania Avenue. The facility should be designed to accommodate new retail and office uses,
and commuter, tenant, and public parking demand.
In order to assist with land acquisition and assemblage, and accommodate a potential plaza south of the parking
structure, the Village could take advantage of the Forest Avenue right-of-way and locate the garage partially on
this right-of-way.
This project is a priority and is accomplishable if a private public partnership is developed between the private
property owners and the Village. All the properties must be assembled for the project.
The proposed Forest Avenue mixed-use parking structure (Structure) is proposed for a most prominent and
visible location in the Downtown within several hundred feet of the train station. The location is ideal for shared
uses including parking for commuters during normal business hours, and for Downtown uses during the day,
evenings, and weekends. The shared Downtown uses are envisioned to include general commercial public
parking including the commercial space in the Structure, the Glen Art Theatre, Grace Lutheran Church and
more. Metra has acknowledged and endorsed the location in their Environmental Assessment Study, which is
their official guide to locating future parking in Downtown Glen Ellyn and other area stations. This report will also
serve as their guide for future funding allocations.
The design of the Structure is most important both from a functional and aesthetic standpoint. Functionally, the
Structure is envisioned to maximize the number of parking spaces. The final design should be four levels or a
possible fifth level with open rooftop parking and a parapet wall to screen the automobiles. In addition, the
feasibility of one or more levels of underground parking should be considered. This approach can be done in an
unobtrusive manner given the topography of the area and with appropriate design. This height needs to be
studied in context with the six-story building at the northeast corner of Pennsylvania Avenue and Forest Avenue.
The grade rises from south to north along the centerline of Forest Avenue, resulting in the potential for an atgrade parking tier facing south toward the Glen Ellyn Train Station that is underground along Pennsylvania
Avenue. The interior of the garage could include ramped drive aisles flanked with head-in parking, and the
upper story could be designed with light-colored pavement and landscaping to minimize the “heat island effect”.3

Figure 50: Mixed-Use Forest Avenue North
Parking Structure Area. Source:
maps.live.com with edits by
Town Builder Studios.

3

Heat Island Effect. Urban areas are hotter than nearby rural areas due to more buildings and pavement, and less vegetation and
natural open space. “Heat islands can affect communities by increasing summertime peak energy demand, air conditioning costs,
air pollution and greenhouse gas emissions, heat-related illness and mortality, and water quality.” Source: www.epa.gov.
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Figure 51: Structured Parking Concept Plans. Two structured parking concept alternatives for the southwest
corner of Pennsylvania and Forest Avenues, with complete redevelopment (left) and constructing a structure
behind the existing Baird and Warner building (right). Source: Town Builder Studios.
The façade should be carefully crafted and fenestrated to aesthetically blend into the architectural historical
character of the area. All facades should be constructed of masonry materials. The south façade should include
a grand entrance at the Forest Avenue entrance including a “Welcome to Glen Ellyn” engraving over the entry
threshold. The east façade needs to be carefully coordinated with Grace Lutheran Church and the circulation of
their surface parking lot. The relationship of the Structure to the existing alley needs to be carefully analyzed.
The north façade could appear to be a traditional commercial façade at the street-level including awnings over
the commercial storefronts. The north façade is envisioned to have two vehicular access points; one for
entrance and one for exit each of which should incorporate elegant signage.

Figure 52: Perspective Sketch – Downtown Greenway Plaza
Conceptual rendering of a parking structure and public plaza at Crescent Boulevard and Forest Avenue.
Source: Town Builder Studios.
The area between the structure’s south façade and the train station creates a unique opportunity to create a civic
space and a pedestrian connector between the two. A range of plaza designs are available depending on land
assembly. If the existing properties and businesses along Forest Avenue remain, the connection will be narrow.
On the other hand, if the properties along Forest Avenue are assembled for redevelopment, the connection and
plaza will be grand and spacious. Either way the connection will be an elegant landscaped pedestrian walkway
for commuters to comfortably move from their car to the commuter train. Depending on final plaza programming,
potential short-term parking could be provided in this space as well.
Source of Funds and Resources
Private
Village of Glen Ellyn
Metra (may be available for new parking spaces)
Congestion Mitigation and Air Quality (CMAQ)
Tax Increment Financing (TIF)

Village of Glen Ellyn Downtown Strategic Plan – Page 10.16 of 33

10. Design and Construct New Glen Ellyn Train Station Facilities, Platforms, Shelters
and Pedestrian Underpass
Infrastructure

Construct a new Glen Ellyn Train Station, platforms, shelters, and the train station-area pedestrian underpass.
The Village should construct a new train station with new platforms and shelters, along with a possible
pedestrian underpass. The costs associated with this project are based upon recent train station
redevelopments that have occurred in the Chicago region. Metra believes that a standard train station without
any special architectural elements or vendor space will cost between $5.5 and $6.0 million. Since a “landmark
quality” station is envisioned, additional funding will be necessary.
The Village should evaluate the possibility of leasing the station, allowing the Village to have control over the use
of the facility and providing a revenue source for the maintenance of the building and grounds. In any case,
construction of a new station will require coordination with – and approval by – Metra.
Source of Funds and Resources
Village of Glen Ellyn
Illinois Transportation Enhancement Program
Congestion Mitigation and Air Quality (CMAQ)
U.S. Environmental Protection Agency (EPA) – Brownfields Assessment Grants4
U.S. Environmental Protection Agency (EPA) – Brownfields Revolving Loan Funding (RLF) Grants
U.S. Environmental Protection Agency (EPA) – Brownfields Cleanup Grants
U.S. Department of Transportation – 20.507 Federal Transit Formula Grants
Tax Increment Financing (TIF)
Illinois Municipal Brownfields Redevelopment Grant
Illinois Brownfields Redevelopment Loan Program

Figure 53: New Glen Ellyn Train Station Cross-Section, Concept Elevation, and Concept Plan
Source: Town Builder Studios.
4

The U.S. EPA brownfields grant programs would potentially used for the Glen Ellyn Train Station facilities – especially the
pedestrian underpass, where the cleanup of the diesel fuel and other pollutants dropped from passing trains over the years would
be necessary in order to proceed with the construction of the underpass.
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11. Design and Construct the Mixed-Use Forest Avenue South Parking Structure
Infrastructure
Construct a new parking structure south of the Glen Ellyn Train Station and northeast of the Civic, Leadership,
and Learning Center in the vicinity of Duane Street and Forest Avenue. The facility should be designed to
accommodate commuter, merchant, and public parking demand.
To accommodate the construction of the parking structure, the Village should work and/or partner with existing
business and property owners to relocate them elsewhere in the Downtown, and/or incorporate interested
parties in post-construction building occupancy and maintenance. Two commercial properties would be
replaced with a parking structure that would include first floor retail, up to 350 new commuter parking stalls (or
200 new and 150 replacement stalls to allow for the construction of the south greenway). The structure would
appear to be 2.5 stories from Duane Street and 3.5 stories from the greenway and the railroad tracks. The
feasibility of one or more levels of underground parking should be considered as well. Like the north parking
structure, the garage should be carefully designed to blend in with the historic character of the Downtown.
Source of Funds and Resources
Village of Glen Ellyn
Metra (may be available for new parking spaces)
Congestion Mitigation and Air Quality (CMAQ)
Tax Increment Financing (TIF)

Figure 54: Mixed-Use Forest Avenue South Parking Structure Area and Concept Plan
Source: maps.live.com with edits by Town Builder Studios, and Town Builder Studios.
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12. Design and Consider Constructing the South Downtown Greenway
Infrastructure
Bury 1,100 linear feet of overhead wires and Install the South Downtown Greenway landscape features.
The new Forest Avenue South parking structure can make land available for the construction of the southern
portion of the Downtown Greenway. Improvements to the area include landscaping, overhead wire burial,
lighting, benches, and a small urban plaza that could be located along the Main Street streetscape, or across
from the “Civic, Leadership, and Learning Center”.
The South Downtown Greenway is intended to be a unique feature in the heart of Downtown Glen Ellyn that sets
it apart from other communities along Metra’s Union Pacific – West Line and other western suburbs. The
anticipated programming is intended to include beautification (e.g. a new train station in a garden setting, lush
landscaping, a small street-side plaza, etc.) and “passive” recreation (e.g. art sculpture, train watching, picnics,
etc.), and not “active” recreation (e.g. play fields for team sports).
The greenway should be programmed with passive – not active – recreational uses, with the exception of the
Illinois Prairie Path.
The Village Board (“Board”) held a special workshop on October 5, 2009, and discussed this element only as a
suggestion for reasons stated in the ordinance found in Appendix A. Specific to this item, the South Downtown
Greenway, below is an outline of the Village President’s perception of the Board’s decision to remove the south
greenway as designed:






The North Downtown Greenway is approved.
A gathering place/town square is favored (for which the South Downtown greenway does not provide).
The Board respected the need for an east-west connection.
The area south of the tracks can become more aesthetically-pleasing without moving the parking off-site.
Parking, safety, access, economics, and maintenance issues are concerns for any future endeavor in this area.

The preference of the majority of the Board with respect to open space in our Downtown is not unlike an
enhanced version of the 2001 Village Comprehensive Plan, which, like the Downtown Strategic Plan, many
caring residents worked on passionately. The majority of the Board believed that the Prairie Path and parking
lots could be enhanced with year-round landscaping, and the area could be made more aesthetically-pleasing,
while allowing for a beautiful, permanent place for town gatherings such as the Farmer’s Market.
Source of Funds and Resources
Village of Glen Ellyn
Open Space Lands Acquisition and Development (OSLAD) Program
Tax Increment Financing (TIF)
Nonpoint Source Management Grant

Figure 55: South Downtown Greenway Area
Source: maps.live.com with edits by Town Builder Studios.
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13. Encourage and Facilitate Downtown Building Maintenance and Modernization
Development
Downtown Building Restoration, Remodeling, and Modernization - Restore and remodel existing historic
buildings, and construct new infill buildings with designs that are sensitive to the historic nature of the Downtown.
Reinvesting in existing Downtown buildings includes maintenance, upgrades, and restoration. All replacement
and remodeling efforts should be sustainable, energy-efficient, and historically-sensitive. Educate Downtown
property owners about improvement programs, and ensure improvement funding opportunities remain available.
Source of Funds and Resources
Private Funding
Glen Ellyn Economic Development Corporation – Façade Grant Program
Glen Ellyn Economic Development Corporation – Grant Program for Interior Building Renovations
U.S. Small Business Administration (SBA) – Basic 7(a) Loan Guaranty
U.S. Small Business Administration (SBA) – CDC/504 Program
U.S. Small Business Administration (SBA) – Microloan Program
Opportunity Illinois: Historic Preservation Loan
The National Trust Preservation Fund

Source: Town Builder Studios.

Figure 56: Glen Art Theatre Renovation – A Priority Building
Restore and remodel the Glen Art Theatre, including streetscape enhancements to improve access
to the theatre.
The Glen Art Theatre is a major attraction in the
Downtown. It has been remodeled multiple times
over the years, including the division of the one
theatre into four screens. According to the current
theatre owner, there is a push from the film industry
to upgrade theatre equipment to all digital. The
Glen Art Theatre possesses reel-to-reel equipment
at this time, which is outdated. Equipment
upgrades, historically-sensitive modernization of the
building’s interior, and restoration of the exterior, are
necessary to continue a successful and unique
business. Source of Funds and Resources: Private,
with potential aid from the Village or the EDC.
Source: maps.live.com with edits by Town Builder Studios.

Village of Glen Ellyn Downtown Strategic Plan – Page 10.20 of 33

14. Facilitate a Private South Main Mixed-Use Development
Development
Construct a new mixed-use building on the Village-owned existing South Main public parking lot property that
also accommodates tenant and public parking needs.
The Village should partner with a private entity to coordinate the construction of a mixed-use development. The
building could contain approximately 18,000 square feet of retail and office space and approximately 30 dwelling
units over structured parking (partially below grade). The residential dwelling units should be stepped back at
least 20 feet from the storefront so the building would appear to be two stories in height. The existing public
parking should be replaced in the parking structure.
Careful attention should be made to ensure that any public parking displaced to accommodate the project is
replaced nearby or included in the design of the new development. In addition, the Village may wish to consider
constructing the south parking structure prior to redeveloping this site to ensure that ample parking continues to
be available on the south side of the railroad tracks.
Source of Funds and Resources
Village of Glen Ellyn – Potential Land Donation or Lease
Private Funding
Tax Increment Financing (TIF)

Figure 57: South Main Mixed-Use Development Area, Concept Plan, and Perspective Sketch
Source: maps.live.com with edits by Town Builder Studios, and Town Builder Studios.
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15. Facilitate a Private Residential Development on Existing Church Parking Lot and
Village-Owned Parking Lot
Development

Construct a new residential development at the northeast corner of Hillside Avenue and Glenwood Avenue that
also accommodates tenant and Church parking needs.
The Village should work with existing business and property owners to relocate them elsewhere in the
Downtown. In addition, the Church is anticipated to be a partner in this development. The multiple family
residential components could include two buildings, both of which could accommodate three levels of residential
living. The lowest level of parking in the north building could replace the existing Church parking stalls, and the
balance of the lower level parking could accommodate the parking needs of the residential buildings. The north
and south buildings could be constructed in separate phases.
Source of Funds and Resources
Village of Glen Ellyn – Potential Land Donation or Lease
St. Petronille Church
Private Funding
Tax Increment Financing (TIF)

Figure 58: Private Residential Area and Concept Plan
Source: maps.live.com with edits by Town Builder Studios, and Town Builder Studios.
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16. Facilitate a Potential Fire Department Relocation and the
Redevelopment of the Existing Fire Station Site
Development

Construct a new mixed-use building on the existing Fire Station property, if the Fire Company
determines that it needs a new facility or it is determined to be in the best interest of the Village to
relocate the facility.
The Village should work with existing business and property owners to coordinate the redevelopment of a portion
of the existing Fire Station property. The southeastern portion of the Village-owned property could be
redeveloped to accommodate a 12,000 square-foot commercial building at the corner of Main Street and
Pennsylvania Avenue. This development could be a one- or two-story mixed-use building, with off-street parking
to the north of the building site.
The new location of the station should be carefully studied and selected to ensure that it meets the public safety
needs of the Village.
Source of Funds and Resources
Village of Glen Ellyn – Potential Land Donation or Lease
Private Funding
Tax Increment Financing (TIF)

Figure 59: Existing Fire Station Area
Source: maps.live.com with edits by Town Builder Studios.
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17. Facilitate a Potential Police Department Relocation and the Creation of the
Civic, Leadership, and Learning Center
Development

Create a Civic, Leadership, and Learning Center in the existing Civic Center, if it is determined that the Police
Department needs new facilities.
If it is determined that the Police Department should re-locate, the existing Police Department space could be
converted into a public use. Perhaps it could be used for the new permanent Downtown Organization. The
current Civic Center building currently accommodates leadership functions and this plan recommends
maximizing this aspect and promoting the entire complex as the “Civic, Leadership, and Learning Center”. It is
also possible that this facility could be a location for select College of DuPage activities.
The location of any new station should be carefully studied and selected to ensure that the public safety needs of
the Village are met. In addition, the Village may choose to maintain a small satellite station in the “Civic,
Leadership, and Learning Center”, if a Downtown police presence is deemed desirable.
Source of Funds and Resources
Village of Glen Ellyn
College of DuPage
Private Funding
Tax Increment Financing (TIF)

Source: Town Builder Studios.
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18. Facilitate a Private Residential and Mixed-Use Neighborhood Development in the
Crescent Boulevard and Glenwood Avenue Area
Development

Transform retail and service areas into a cohesive, mixed-use residential neighborhood.
The Village will work with existing business and property owners to determine which ones would benefit from
relocating to a more visible and high traffic address. Assuming that there are collective groups of property
owners who desire to relocate elsewhere in the Downtown, this area could accommodate a three-phase
redevelopment at the intersection of Crescent Boulevard and Glenwood Avenue.
•
•
•

Phase I. A multiple family residential redevelopment at the northeast corner can introduce 60 new
dwelling units into the Downtown, with four levels of residential living above one level of at-grade
parking.
Phase II. A multiple family residential development at the southeast corner can introduce 24 new
dwelling units into the Downtown, with two levels of residential living above one level of at-grade
parking.
Phase III. A primarily residential, mixed-use development at the northwest corner can introduce 18,000
square feet of new retail development and 168 new dwelling units into the Downtown, with four levels of
living space above one or two floors of lower level parking.

All phases should provide parking for the residential dwelling units and Phase III could provide approximately
124 stalls for displaced public and/or commuter parking. An estimated overall height of 55 feet for Phase I would
require a zoning adjustment from C5A Central Retail Core Sub-District to C5B Central Service Sub-District with a
Special Use Permit, an amendment to the C5A height requirements, or the adoption and application of a new
zoning district.
Source of Funds and Resources
Village of Glen Ellyn
Private Funding
Tax Increment Financing (TIF)

Phase I

Phase II

Phase III

Figure 60: Private Residential and Mixed-Use Neighborhood Development Area – Phases I, II, and III
Source: maps.live.com with edits by Town Builder Studios.
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Costs and Revenues
Uses of Funds
Many of the aforementioned projects are identified in the Public/Private Redevelopment Projects matrix. This matrix
identifies estimated costs, revenues, and potential gaps between the two to identify which projects may be achieved on
their own and which ones may need financial assistance from the Village.
Assumptions
The following factors are the assumptions used to create a tangible and balanced Downtown project proforma and
implementation strategy. The factors in 2009 dollars are as follows:
Acquisition - Private Property
Acquisition - Public Property
Acquisition - Public/Private Partnership
Demolition
Hard Construction Costs - Condominium
Hard Construction Costs - Townhome
Hard Construction Costs - Retail
Soft Construction Costs
Mid-Rise Condominium Sales
Townhome Condominium Sales
Mixed-Use Residential Sales
Retail Sales
Parking Garage Costs
Parking Garage Sales
Contingency
Equity
Interest
Burial - Overhead Utilities
Building Maintenance and Modernization

$40
$15
$0
$250,000
$130
$160
$125
18%
$275
$285
$150
$275
$20,000
$25,000
10%
35%
7%
$75,000
$30

per square foot of land
per square foot of land
per square foot of land
per acre of land
per square foot of building area
per square foot of building area
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 stall
per stall
of development and soft costs
of development, soft costs, and contingency
of equity
per pole
per square foot of building area

While each factor above could be debated, it is certain that a return on investment (ROI) of 8% to 20% for a specific
project is required to be privately financed. A public project with a negative ROI will require financial assistance or
incentive.
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Table 3:

Public/Private Redevelopment Projects and Initiatives – Matrix
The following matrix outlines estimated costs and revenues for select redevelopment projects in Downtown Glen Ellyn.
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Figure 61:

Phase I: Public/Private Redevelopment Projects – Illustrative Plan
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Figure 62:

Phase II: Public/Private Redevelopment Projects – Illustrative Plan
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Figure 63:

Phase III: Public/Private Redevelopment Projects – Illustrative Plan
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Figure 64:

Phase IV: Public/Private Redevelopment Projects – Illustrative Plan
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Sources of Funds
Identifying funding sources for the reinvestment projects and initiatives in Downtown Glen Ellyn will be critical to
realizing the vision. Organized partnerships and solid financial commitment levels are signals to the development
community that the Village’s elected and appointed officials are serious about reinvesting in Downtown Glen Ellyn.
Although not exhaustive, this chapter identifies potential funding sources for various projects and initiatives.

Filling in the Gap (Incentives)

Larger-scale redevelopment projects may require funding tools from various sources to help make the project
financially viable if there is a gap between private developer debt and equity, and the costs related to designing and
constructing a redevelopment project. Glen Ellyn Train Station reconstruction, Downtown parking structures, and
new developments on Village-owned property will likely involve multiple-party financing, including a cost share by the
Village and potentially private developers.
Due to the complexity and diversity of issues typically involved in redevelopment projects, (environmental,
transportation, infrastructure, land acquisition and assembly, building demolition and/or rehabilitation, and business
recruitment), a municipality needs a number of resources to help address the varying aspects of a redevelopment
project. Municipalities across the country have demonstrated that locally-controlled economic development tools are
critical components to the redevelopment process. Local funding sources such as Tax Increment Financing (TIF),
Special Service Areas (SSAs), property tax abatements, and land acquisitions and/or write-downs, empower
municipalities to guide redevelopment and provide timely assistance, which is critical to making today’s development
projects a reality.
The Village must recognize that many of the infrastructure, parking, and transit improvements will not be realized
without the support of the Village’s business and residential community. It is highly recommended that the Village
build upon the public participation efforts established during the Downtown Strategic Plan process, and communicate
how the proposed projects and initiatives will be critical in maintaining and enhancing the character and vitality of the
Downtown. In addition, approaching Downtown reinvestment with a set of short-, medium-, and long-term phasing
strategies, and utilizing a combination of public and private sector funding sources, are the means necessary to make
the Downtown Strategic Plan a reality.

Redevelopment Tools

Development incentives will play a critical role in helping the Village create a healthy and vibrant Downtown, and
financing tools will be necessary to encourage private investment.
Local, State, and Federal tools are available to assist the Village of Glen Ellyn in implementing the plan over multiple
phases of reinvestment. The Village is encouraged to begin the process of pursuing a commitment from these
funding sources soon after the adoption of this plan.






Economic Development Tools. Incentive and loan programs that provide direct support for development
projects or specific businesses.
Technical Assistance Tools. Grant programs to cover costs for planning, economic analysis, and
development advisory services.
Transportation Tools. Funding for road, bridge, rail, mass transit, and other infrastructure programs.
Park and Recreation Tools. Programs designed for open space and trail improvements.
Brownfield Tools. Programs designed for environmental remediation and brownfield redevelopment.
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Tax Increment Financing (TIF)
The use of TIF should be analyzed because it serves a number of purposes related to the Downtown Strategic
Plan:





Commitment. A TIF signals to the development community that the Village is committed to reinvesting
in the Downtown.
Public Policy Funding. A TIF provides a source of funding to conduct basic activities such as the
drafting and adoption of public policies, the drafting and establishment of design guidelines, and the
identification and marketing of reinvestment properties.
Infrastructure Funding. A TIF provides a source of funding for the design and construction of parking,
parkland, and streetscaping facilities, and utilities.
Project Funding. A TIF provides a source of funding for property assembly and site preparation.

A TIF captures all new property tax revenues within a previously-specified area and reinvests the revenues back
into the district for a period of up to 23 years. When a TIF is established, the total value of all property in the
district is identified as the Base Equalized Assessed Value (Base EAV). The property taxes generated by the
Base EAV within the district are distributed to all taxing entities on a prorated basis as it exists today. The
property taxes generated by the new value above the Base EAV (Increment) are deposited into the
municipality’s TIF fund. The Increment occurs as a result of private investment new development, the
rehabilitation of existing buildings, and growth in property values through property revaluation. When the TIF is
closed, the property taxes generated by the Increment are distributed to all taxing entities on a prorated basis in
accordance with TIF procedures.

Figure 65: Tax Increment Finance Concept
Source: Town Builder Studios.

1

A majority of the Village Board was not in favor of the South Downtown Greenway project at the time of plan adoption;
therefore, further discussion of this concept is recommended prior to commencing any studies or engineering analysis for this
project.
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Conclusion
Introduction
When the Village of Glen Ellyn Downtown Strategic Plan is implemented, the members of the community will have
created an improved Downtown with fewer vacancies and increased sales and tax revenues. This will be
accomplished, in part, by investing in an improved Downtown with enhancements such as the ”Downtown
Greenway”, the Main Street Corridor (the full, two-mile stretch from Roosevelt Road to St. Charles/Geneva Roads),
upgraded building interiors, historically-sensitive building exterior restorations, new and improved residential living
opportunities, structured parking, and a streamlined Downtown organizational structure.
A spirit of cooperation, continued volunteerism, ample funding, and a passion to achieve the goal by all members of
the community will help Downtown Glen Ellyn become economically-viable

Downtown Programming
Cities and villages are organic living entities that must constantly reinvent themselves. Some creativity must be
pursued to make Downtown Glen Ellyn a unique destination for it to remain and/or reestablish itself as a competitor in
its primary market area. The basic Downtown programming elements are:

Downtown Framework
Physical Form
Focus an activity center along a primary circulation corridor and surrounding the Glen Ellyn Train Station. In
addition, provide parking convenient to this activity center.
Uses, Activities, and Events
Facilitate the development of a critical mass of interconnected eating and drinking establishments,
entertainment, recreational, and cultural activities, and market rate residential development.
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Downtown Land Use
Create a Downtown Community Open Space
Provide a large area for the citizens of Glen Ellyn to gather in the Downtown for recreation and socialization.
This urban park should have an exemplary landscape design that is recognized internationally for its character
and charm. The success of the park will spill over to the Downtown economics by functioning as a magnet for
people who also will be consumers for Downtown retail and residents of Downtown homes.
Maintain and Build New Downtown Mixed-Use Buildings
Increase the overall density and activity in the Downtown. Retail and restaurant uses should be reserved for first
floor space throughout the core of the Downtown, and be contained in mixed-use buildings with residential uses
above. The additional residential density will increase the consumer population of the Downtown to fuel the
economic engine to support the existing and future retail. Mixed-use redevelopment is a key means for
accomplishing this objective. Ensure that any new developments in the core shopping district accommodate
residential dwelling units (preferred) or office above first floor retail; that any new developments in the periphery
of the core shopping district accommodate residential dwelling units above first floor office; that existing buildings
are remodeled and/or renovated; that new infill development and renovations are historically-sensitive; that new
commercial space is designed to meet the needs of modern retailers; and that there is a no net loss of retail
space in the Downtown.
Increase Downtown Office and Service Space
Infusing additional professional and medical offices and service businesses into the Downtown would increase
employment and thus the demand for retail and other services. Businesses and offices are typically daytime
consumers; however, they can spill over into evening and weekend consumption as well. The location of these
businesses must be strategically positioned so as not to interrupt critical retail street corridors. An appropriate
location is above or below first floor retail in a mixed-use setting or a site that is on the periphery of the
Downtown core.
Increase the Number of Downtown Residential Units
Provide additional dwelling units for different types of households – especially empty-nesters (couples who no
longer need a big house but want to remain in Glen Ellyn) and young professionals (individuals and couples who
want to live in Glen Ellyn but don’t need or want a house at this stage in their lives). There is a demand for
Downtown residential living for people who want to enjoy the benefits of the Downtown including its charm,
convenience, and the cluster of services available within a comfortable walk from home. In addition, allow the
construction of accessory dwelling units1 on single family properties in and near the Downtown study area.
These units can be located above detached garages, or as an addition to – or a remodel of – the single family
home.
Civic and Institutional
Preserve and enhance the visibility of the elegant Downtown civic and institutional buildings. New civic and
institutional uses should also be considered and be accompanied with the strictest standards of architectural
excellence.

1

See “Accessory Dwelling Unit (ADU)” on Page 8.6.
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Downtown Circulation and Access
Maintain and Improve Infrastructure
Corridors
Install streetscape improvements that will make the Downtown a vibrant experience, and build upon the
existing features to make the Downtown a destination. Improve the safety of dangerous intersections.
Create plaza streets2 in the Downtown core. Choose a bike rack design that coordinates with the street
furniture design for the Downtown, and install them along Main Street and at the Glen Ellyn Train Station
first, side streets off Main Street second, and other Downtown streets third. Design and install bicycle route
signage along Lorraine Road between Roosevelt Road and Duane Street, (refer to the DuPage County
Bikeways and Trails Map for details), and other neighborhood streets leading into the Downtown.
Intersections
Ensure every intersection is safe for all modes of transportation – especially pedestrians. Include gateways
along Main Street and points along other corridors that access the Downtown.
Parking
Increase the parking supply for the general public and commuters, and ensure it is convenient to their
respective destinations. Provide additional parking to accommodate the needs of future development,
including the event and recreation programming for the community open space. Install covered bicycle
parking near the Glen Ellyn Train Station and the Illinois Prairie Path. Consider a Downtown parking
standard of 0-3 spaces per 1,000 square feet of retail space, 1 space per 1,000 square feet of office space,
and 1 space per dwelling unit for new construction. Consider shortening the Downtown core (“convenient”)
on-street parking time limits from three to two hours, and expanding the non-Downtown core
(“inconvenient”) metered parking time limits from three to six hours. Accommodate future parking needs for
future development, commuters, and event and recreation programming.
Facilities
Consider the construction of one or two public parking structures to accommodate general public and
commuter parking needs. Design the parking structures with pedestrian-friendly and historically-sensitive
details (including the accommodating first floor retail), in the most efficient layout possible. Strive for more
than one vehicular entry/exit per parking structure.
Accommodate Different Modes of Transportation
Pedestrians
Ensure pedestrians are the top priority in the Downtown, and provide pedestrian-scaled details throughout
the Downtown. Construct a pedestrian tunnel under the railroad tracks and east of the Glen Ellyn Train
Station. Modify and create access points to accommodate wheelchair and stroller accessibility, where
possible.
Bicycles
Expand the bikeway system and provide additional bicycle parking to increase the use of bicycles by
Downtown visitors. Work with DuPage County to update the DuPage County Trail Guide to list the
amenities in Downtown Glen Ellyn. In addition to a drinking fountain listed as the only amenity in the trail
guide, consider including Downtown shopping and restaurants, the Prairie Path Park
gazebo/benches/bicycle parking, and the historic Glen Art Theatre.

2

See “Plaza Streets” on Page 8.6.
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Transit
Design a “landmark quality” train station that is sensitive to the existing historic Downtown architecture. In
addition, include shops, restaurants, a historic display, and outdoor greenspace. Minimize the impact of
freight train and commuter rail traffic on the Downtown by reviewing the train operation procedures to see if
adjustments can be made to train stop locations, crossing gate timing, and train signalization.
Automobiles
Improve the ease of access to and through the Downtown by automobile, without losing the pedestrianfriendliness of the Downtown, by establishing a two-way traffic system that will provide more options to
access available parking spaces and evaluating the possibility of constructing a vehicular overpass or
underpass.

Organizational Structure
Village of Glen Ellyn Responsibilities
Overall
Establish a commitment to make the difficult decisions and time-consuming efforts to make the Downtown
Master Plan a reality. Daily progress on implementation is necessary to achieve the goal and objectives of
the Village of Glen Ellyn Downtown Strategic Plan.
Perception
Continue efforts to mitigate the perception of government-imposed obstacles.
Municipal Code
Amend the Municipal Code to accommodate the zoning and sign recommendations of the Downtown
Strategic Plan, including the consideration of the potential creation of a form-based zoning code for the
Downtown. Amend the Appearance Review Guidelines – Photo Resource Directory, or establish a
Downtown-only guide, to illustrate the recommendations of the plan.
Streetscape and Public Land
Identify a streetscape and public land maintenance strategy, including timely pavement repairs, a
coordinated snow removal and ice prevention system between the Downtown business/property owners and
the Village to ensure access during regular business hours, tree planting, tree-trimming, landscape
cultivation, and more frequent public trash and recycling collections.
Downtown Organization Opportunities
Overall
Create a new Downtown organization that centralizes the efforts of the Downtown Glen Ellyn Alliance, Go
Downtown!, the EDC, and the Chamber of Commerce, into one organization. Hire a full-time staff member
to manage the organization. Establish a budget for the organization to cover event planning, marketing,
salary and benefits for staff, etc.
Transition Period
Involve select members of the Downtown Advisory Committee during the transition time between plan
adoption and the creation of a new Downtown organization. The “Transitional DAC” will be involved in
establishing the structure and bylaws for the new Downtown organization, and will make recommendations
to the Village’s elected and appointed officials regarding Downtown activities and decisions prior to the
creation of the new Downtown organization.
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Events and Activities
Reduce the number of organizations involved in planning Downtown events, activities, and strategies, to
ensure consistency and eliminate the duplication of efforts. Facilitate Downtown branding and marketing
efforts.
Business Liaison (“Ombudsman”)
Establish a partnership between the staff of the new Downtown organization and the Village, community
organizations, business owners, and citizens, to minimize obstacles and make the Downtown vibrant.
Marketing and Branding
Establish a “brand” for Downtown Glen Ellyn and market the Downtown to the residents (“shop local”), the
western suburbs (“visit our Downtown neighborhood”), and the region (“escape to Glen Ellyn”).

Downtown Strategies
Strategies identify important approaches to plan implementation, and measures are tangible outcomes to ensure
each strategy is fully realized. The following strategies and measures are important in achieving the vision of the
Village of Glen Ellyn Downtown Strategic Plan:
1. Retail in a mixed-use setting that includes office and housing creates a dynamic environment and multiplepurpose visits. Retain and attract a retail mix for the Downtown that includes unique eating and drinking
establishments and also provides outdoor eating and drinking opportunities. Retain and enhance
entertainment and recreational uses such as the Glen Art Theatre, Illinois Prairie Path, and Lake Ellyn.
Measure: Reduce the Downtown vacancy rates; ensure a no net loss of retail, restaurant, and entertainment
tenant space in the Downtown; incorporate such uses in the first floors of mixed-use buildings; ensure that
new commercial space is built to meet the needs of modern retailers; and manage the utilization of
Downtown core business hours.
2. New housing opportunities in the Downtown increases the population base in the community without
encroaching on the surrounding single family neighborhoods. Since the surrounding area is substantially
built-out, and the limited population growth will primarily result from the movement of empty-nester, youngeraged, and smaller-sized households, the Downtown is an ideal location for increased housing opportunities.
Measure: Construct a minimum of 450 new dwelling units in the Downtown.
3. Buildings deteriorate over time in the absence of proper maintenance and renewal. In the past, sufficient
maintenance and renewal did not occur. Interior upgrade needs include heating/ventilation/air conditioning
systems, telecommunications, electrical, plumbing, and interior finishes. Exterior upgrade needs include
historic restorations, historically-sensitive façade upgrades, awnings, signage, and rooftop repairs.
Measure: Establish a historic district in the Downtown core area. Make available financial incentives to
business owners and property owners in the form of grants, low-interest loans, and/or tax credits, for
building maintenance, renovations, and upgrades. This includes incentives for historic or landmarked
properties within a historic district. The EDC currently offers grant programs to assist with exterior façade
improvements and interior renovations. These programs should continue, and possibly be enhanced.
4. The benefits of having office users in the Downtown includes the opportunity for residents to walk to work,
having a daytime and early evening population base to eat in Downtown restaurants and shop in stores. In
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addition, professional office-based businesses can partner with each other and creative businesses can
provide goods and services to Downtown merchants.
Measure: Provide a net increase in office tenant space in the Downtown, and ensure that it is flexible to
allow firms the opportunity to grow in place.
5. Amenities such as a large Downtown open space, the Illinois Prairie Path, sidewalk cafes, and public art,
provide active and passive recreation opportunities and create a unique ambiance in the Downtown for
citizens and visitors alike.
Measure: Reconstruct Main Street and Crescent Boulevard to accommodate the creation of the “Downtown
Greenway” open space, the construction of wider sidewalks, and the installation of public art and bicycle
racks.
6. Permanent Downtown venues for the performing arts need to be constructed to maximize setup
convenience and minimize temporary stage and tent rental costs. Expand the number of Downtown
cultural events and activities by building upon popular events such as the Jazz Fest, holiday parades, and
scavenger hunts, and renew events such as the Taste of Glen Ellyn by incorporating Glen Ellyn restaurants
and College of DuPage Foodservice Administration students into the program of featured vendors.
Measure: Construct a small amphitheater that protects the stage from the weather and minimizes the
impacts of train noise in the performance area.
7. The Zoning Code needs to be updated to reflect the recommendations in the Market Analysis and minimize
the perceived burden of government-imposed obstacles in the Downtown business and development
review process. The Village’s existing Zoning Code requires a special use permit for non-retail uses in the
Downtown. Amending the Zoning Code to permit entertainment and cultural uses by right in the Downtown,
and amending zoning district boundaries, will reduce the time it takes for businesses to be opened. In
addition, the Village should look for opportunities to expand its authority to grant administrative approvals.
Measure: Update the Zoning Code, consider writing form-based regulations for the Downtown prior to the
development of new mixed-use buildings, and utilize an Executive Director of a new permanent Downtown
organization to work as an ombudsman for business owners and developers.
8. The existing one-way traffic loop around the block located at the northeast corner of Main Street and
Crescent Boulevard makes access in and through Downtown inconvenient and confusing, and the large
number of trains passing through the Downtown can create backups and be frustrating to motorists. In
addition, the Downtown is located one mile north of Roosevelt Road and one mile south of Geneva/St.
Charles Roads. Opportunities to improve the traffic flow include converting one-way streets to two-way
streets, installing clear wayfinding signage, constructing consistent streetscape features from Roosevelt
Road to Geneva/St. Charles Roads, and constructing gateways at key intersections.
Measure: Consider converting the Downtown’s primary one-way streets to two-way streets; design and
install attractive, easy-to-understand, and memorable gateways and wayfinding signage; and design and
install streetscaping along the two-mile Main Street corridor. In addition, consider converting the
Downtown’s one-way neighborhood streets, such as Forest Avenue, Hillside Avenue, and Anthony Street, to
two-way streets, and hire a consultant to evaluate the possibility of constructing a vehicular overpass or
underpass in the vicinity of the Downtown.
9. Although the current overall parking supply is generally sufficient for the Downtown, too few spaces are
available for Downtown public parking, and the public parking supply that is available is generally
inconveniently-located to the Downtown core, and in some cases, requires a fee to park. In addition, the
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existing one-way traffic loop north of the tracks passes by very few public parking spaces, resulting in
frustrated shoppers who sometimes decide to shop elsewhere. The waiting list for merchant parking
permits has grown to 90. Future commuter parking needs identified by Metra require an additional supply of
300-500 (to a maximum of 1,100) Downtown commuter parking spaces.
Measure: Increase the number of time-constricted and conveniently-located public, commuter, and
merchant parking in the Downtown, beginning with the reconfiguration of on-street parking on Main Street
and Crescent Boulevard, followed by the construction of one or two parking structures near the train station,
where they will be convenient for shoppers and commuters, and the Village will have a greater chance of
obtaining grant assistance.
10. In Chicago’s western suburbs, it can be difficult to differentiate between the downtowns of different
communities. In addition, consumers are looking for enjoyable experiences. Differentiating Downtown Glen
Ellyn from other communities with a distinguishing feature and special attractions will make the Downtown
more memorable and enjoyable, and draw visitors back for return visits.
Measure: Design and construct “The Downtown Greenway”.
11. Currently, the Village, region, and nation are in the middle of an economic downturn; however, the
Downtown Strategic Plan outlines a 20-year vision and implementation strategy. Now is the time to identify
and pursue funding opportunities to begin projects once the economy gains positive momentum.
Measure: Prepare a list of funding sources for each major Downtown reinvestment project and initiative.
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Ordinance - Village of Glen Ellyn
Downtown Strategic Plan Adoption
The Board of Trustees adopted the Village of Glen Ellyn Downtown Strategic Plan on October 26, 2009. This
adoption demonstrates the Village’s commitment to making Downtown Glen Ellyn economically-viable.
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Appendix A: Ordinance

Market Analysis and
Strategic Action Plan for
Downtown Glen Ellyn
The Market Analysis and Strategic Action Plan for Downtown Glen Ellyn was prepared during the data collection and
analysis phase of the planning process. Its recommendations were incorporated into the programming and design of
the Downtown Strategic Plan.
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Market Analysis and Strategic Action Plan for Downtown Glen Ellyn
CHAPTER I
INTRODUCTION AND PRINCIPAL FINDINGS,
CONCLUSIONS, AND RECOMMENDATIONS
INTRODUCTION AND PURPOSE
This report summarizes the assessment and forecast that Gruen Gruen + Associates
(“GG+A”) conducted of the market for retail, office, and residential uses in Downtown
Glen Ellyn. In addition to evaluating potential market demands for varying types of space,
GG+A also identified strategic actions that will facilitate the enhancement of Downtown
Glen Ellyn.
WORK COMPLETED
To accomplish the study objectives, GG+A analyzed a variety of data sources and
conducted primary research, including the following tasks:
1. Inspected the Downtown and conducted interviews with property owners,
developers, real estate brokers, office space users, retailers and restaurant operators,
representatives of financial institutions, the DuPage Medical Group, the College of
DuPage, as well as representatives of the Chamber of Commerce, the Economic
Development Commission, the Downtown Alliance, Go Downtown, and the Village
of Glen Ellyn;
2. Designed a brief questionnaire for shoppers of Downtown businesses to obtain
information about the origins, transportation modes, frequency of visitation to
Downtown, and desired changes to the Downtown and analyzed the results of the
survey;
3. Analyzed sales data and demographic and income characteristics of market area
households, and prepared purchasing power estimates for retail goods and services;
4. Converted estimates of purchasing power or retail demand into estimates of the
supportable amount of on-the-ground retail space;
5. Obtained estimates of the supply of retail space and identified the relationship
between estimated retail demand and supply;
6. Identified the inventory and performance of active residential construction projects
or relatively new residential housing developments;
7. Analyzed demographic and income characteristics of the types of households within
the market area with potential demand for Downtown housing, and household
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movement data (the locations which the occupants move to and from a house in a
specific community – in this case, Glen Ellyn) and drew on the analysis to estimate
the potential scale of demand for Downtown housing from the primary potential
sources of demand within the market area;
8. Analyzed office space market and employment data; and
9. Synthesized the results of the primary and secondary research and analysis and field
inspections in order to reach conclusions about the potential opportunities and
constraints affecting demand for retail, office, and residential space in Downtown
Glen Ellyn and to identify strategic action recommendations to improve the capacity
for serving market opportunities and enhancing the Downtown environment.
REPORT ORGANIZATION
A summary of findings, conclusions and recommendations are presented in next part of this
Chapter I. Chapter II analyzes retail sales trends and changes in retail activities and
summarizes the factors that encourage demand and the factors that discourage demand in
Downtown Glen Ellyn. Chapter III presents the primary market area definition for retail
space and presents estimates of present and future retail demand from households in the
primary market area, in both available dollars and supportable space. Chapter III also
presents an estimate of the supply of existing and future retail space and describes the
relationship between estimated retail demand and retail supply. Chapter IV reviews office
space market conditions, the characteristics of successful office space locations, Glen Ellyn’s
position in the office market, office space demand trends, and the type of office space
demand obtainable in the Downtown. Chapter V summarizes the relevant primary
geographic market within which new housing developments compete for households, the
types of households likely to be attracted to housing uses built in the Downtown, the
primary geographic area from which households are likely to be attracted to Downtown
housing, the relative advantages and disadvantages and image of the Downtown as a housing
location, and characteristics of new or proposed Downtown housing developments. Chapter
V also presents an estimate of the demand for housing and the share of demand obtainable
in the Downtown.
PRINCIPAL FINDINGS AND CONCLUSIONS
Primary Advantages
As described in Chapter II, the primary advantages for the Downtown include the following:
•

The Downtown is centrally located to the relatively affluent residents of Glen Ellyn
and is near interstate highway transportation linkages;

•

The Downtown includes a Metra station, which enhances accessibility and stimulates
some demand for retail goods and services from commuters;
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•

The DuPage Medical Group serves as an “anchor” tenant of the northwest part of
Downtown attracting visitation and providing a source of demand for convenience
and food services; and

•

The Downtown includes a growing number of eating and drinking establishments, a
grocery store that attracts frequent visitation of local households, and a variety of
unique, specialty merchants and service providers with loyal followings.

Primary Disadvantages
As described in Chapter II, the primary disadvantages for the Downtown include the
following:
•

The Downtown currently lacks a concentration of either major office space users or
a large base of residential units serving higher-income households;

•

The Downtown currently lacks a critical mass of synergistic retail, cultural, and other
attractions;

•

The Downtown is perceived to be disjointed with a north-south division because of
the presence of the Union Pacific West train line;

•

The obsolescence of some building space and poor streetscape conditions in some
locations; and

•

The perception of a parking shortage. The primary underlying factor accounting for
much of the perception of a parking shortage is that the Downtown is not well
linked together by activated street level activity. Therefore, visitors are less willing to
walk more than short distances or to multiple destinations.

In addition, some space in the Downtown does not readily meet the format or space
requirements of national retailers and restaurants. Some space, however, is too large for
smaller tenants and not readily subdivided.
Changes in Retail Activities in the Downtown
Downtown Glen Ellyn has experienced increasing store turnover and increased vacancy.
Over 40 percent of the vacant retail space in Glen Ellyn is located Downtown. Downtown’s
share of Village-wide sales decreased to 19 percent in 2005 from 20 percent in 2000 and a
high of 21 percent in 2004. Consistent with regional and national trends in which services
are making up an increasing share of establishments and employment, a shift in the
Downtown is occurring in favor of service businesses.
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Retail Market Area
Most customers for Downtown retailers and restaurants originate from within Glen Ellyn,
Wheaton or other nearby communities. More than 80 percent of those responding to the
merchant survey indicated that they traveled fewer than ten minutes to reach their
destinations in the Downtown. More than 70 percent of respondents reside within the Glen
Ellyn zip-code (60137). The primary market area for Downtown retail uses is estimated to
extend two-to-three miles from the Downtown, generally bounded by North Avenue and
Butterfield Road to the north and south and I-355 and Naperville Road/Main Street in
Wheaton to the east and west.
Estimated Retail Demand Within Primary Market Area
•

Total household income within the primary market area is forecast to total $2.47
billion in 2008. Assuming 20 percent of household income is expended on retail
goods and services produces an estimate of expenditure potential or retail demand of
approximately $495 million. Expenditure potential from primary market area
households is forecast to increase by about seven percent or $33 million to $528
million by 2013.

•

Demand originating from households in the primary market area is estimated to be
capable of supporting 1.4 million square feet of retail space assuming a required sales
level of $350 per square foot. By 2013, the forecast growth in potential retail
expenditures is estimated to translate into increased demand of approximately 95,000
square feet to about 1.5 million square feet of retail space.

Estimated Retail Supply Within Primary Market Area
•

The total estimated existing supply of retail uses in Glen Ellyn approximates one
million square feet of space. More than 700,000 square feet of space is located along
Roosevelt Road within the Village of Glen Ellyn, primarily concentrated in the
Market Plaza, Baker Hill and Pickwick Place grocery-anchored neighborhood
centers. Downtown Glen Ellyn is estimated to contain approximately 255,000
square feet of retail and restaurant space or about 25 percent of the Village-wide
inventory. Stacy’s Corners is estimated to contain approximately 28,000 square feet
of retail space. Adjoining shopping locations near the Village of Glen Ellyn,
primarily those within eastern Wheaton, contain an additional two million square feet
of neighborhood, community and regional-serving retail space.

•

Several smaller retail developments are planned or under construction in or near
Downtown Wheaton, totaling less than 30,000 square feet of space. Two small,
potential future retail developments have been identified within Glen Ellyn but these
projects have not yet been approved.
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Retail Supply Close to But Outside of Primary Market Area
•

A relatively complete supply of regional, power center, community center and
specialty retail space is located close to but outside of the primary market area.
Examples of retail supply options offering comparison or shopper goods and
restaurants include Danada Square, Town Square Wheaton, Fountain Square of
Lombard, Stratford Square Mall, Yorktown Center Mall, and Oakbrook Center Mall
located within five to eight miles of Downtown Glen Ellyn. These large and diverse
retail agglomerations near Downtown Glen Ellyn capture expenditures from market
area households and from households and other consumers from well beyond the
primary market area. Such retailing agglomerations also compete for space users
which benefit from the scale and mix of retailers and other uses not available in
smaller, less regionally accessible and visible agglomerations like Downtown Glen
Ellyn.

Relationship Between Retail Demand and Supply Within Primary Market Area
•

The comparison of retail demand and supply suggests a high intensity of competition
for the retail expenditures of households in the primary market area. A retail space
surplus of approximately 1.5 million square feet is estimated to apply within the
primary market area between 2008 and 2013.

•

The results of the quantitative analysis of retail supply and demand indicating
intensely competitive conditions is consistent with the findings that (a) the share of
sales in the Downtown relative to the Village as a whole is declining, (b) tenant
turnover in Downtown is increasing, (c) limited new supply of space has recently
been developed in the primary market area, and (d) relatively low rents for recently
leased space in Downtown Glen Ellyn.

Office Market Conditions
•

The East-West Corridor office submarket of which Glen Ellyn is a small part is the
second largest submarket with 40 million square feet of office space and a high
vacancy rate of over 20 percent.

•

Of the approximately 532,000 square feet of office space in Glen Ellyn not in the
Downtown, approximately 115,000 square feet of space is vacant. This equates to an
above market average vacancy rate of 22 percent. Gross annual rental rates range
from approximately $13 to $20 per square foot, below the East-West Corridor
average for Class B office space. According to the Glen Ellyn EDC, approximately
8,200 square feet of office space is currently vacant within the Downtown.
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Position in the Office Market
•

Downtown Glen Ellyn does not have an image as or inventory of space for
corporate office users. Glen Ellyn does not currently contain a critical mass of office
space users, office space inventory, and set of support services and amenities that
corporate office space users require.

•

The Downtown does not provide significant agglomerational advantages for major
office space users.

Type of Office Space Demand Likely to be Captured in Downtown
•

Employment in office space using sectors in Glen Ellyn has experienced limited
growth since 2001.

•

Potential office space demand is likely to be complementary to retail and residential
uses so that by creating a desirable, vital retail and residential environment, the
Downtown will attract service and commercial office-oriented firms seeking the
ambiance, proximity to services and restaurants as well as convenience to where they
live. Medical space users, providers of financial services and real estate and insurance
firms and architectural and design/build firms whose principals or managers live in
Glen Ellyn occupy office space in Downtown. Most of the occupants of office space
are small users which selected Downtown because of proximity to their residences
and customers and availability of small spaces at attractive prices.

Residential Market Area and Demand Characteristics
•

The kinds of households potentially attracted to Downtown housing include single
or dual income households or divorced individuals with few or no children living at
home. One type of household with potential demand is characterized as younger age
(20’s and early 30’s), smaller-size households with one or more employed members.
A second primary source of potential demand for Downtown housing is emptynester households.

•

The primary market area from which households will be drawn includes the Village
of Glen Ellyn and Wheaton. Primary supply competition will originate from
locations and projects in Glen Ellyn and Wheaton.
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Primary Advantages as a Residential Location
The primary advantages of the Downtown as a housing location include in addition to the
positive image of Glen Ellyn:
•

Geographic centrality within DuPage County and accessibility to Highways I-355
and I-88 and therefore accessibility to employment centers in DuPage County and
Chicago;

•

Proximity to the Metra commuter rail station located in Downtown; and

•

Availability of eating and drinking establishments, a movie theater and a base of
convenience and specialty retail goods and services, including a grocery store located
Downtown.

Primary Disadvantage as a Residential Location
The primary disadvantage of the Downtown as a housing location relates to the following:
•

The Downtown currently lacks a critical mass of synergistic retail, cultural, and other
attractions that improve the appeal of the Downtown as a place to live.

Active and Planned Residential Supply
•

Approximately 60 units have been completed in two multi-family projects in
Downtown Glen Ellyn since 2001. Four active projects in Glen Ellyn currently
include approximately 105 units. One project, located near Park Boulevard and
Butterfield Road, is proposed to include 34 condominium units but has not been
approved. The primary market area is estimated to contain about 400 multi-family
units that are currently or likely to become available.

The Estimated Size or Scale of
Potential Market Demand for Housing Units
•

The numbers of households in the 25-34-years and 55-75-years age groups likely to
be sources of demand within the primary market area of Glen Ellyn and Wheaton
for housing in Downtown Glen Ellyn are estimated to increase from approximately
10,900 households in 2008 to over 12,000 households by 2013.

•

An estimated 7.7 percent of younger age primary market area households and 2.2
percent of older age primary market area households are likely to move within Glen
Ellyn or Wheaton in a given year.
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•

The number of households in the 25-34 age group with annual incomes above
$50,000 and 55-74 age groups within the primary market area estimated to potentially
move in a given year total 366 in 2008. The size of the market is forecast to increase
to 395 households in 2013 for a total of nearly 2,300 households in the 25-34-years
and 55-74-years age categories with the potential to move within the primary market
area in the next five years.

Share of Potential Demand Obtainable in Downtown Glen Ellyn
•

The size or scale of the potential demand sources suggest that even a relatively small
capture rate would support the development of additional new housing once the
current national housing downturn abates. If, for example, housing built Downtown
captures 20 percent of potential demand identified from the primary market area
demand groups profiled above, this would equate to on average approximately 91
housing units per year or a total of 456 additional units over five years.

MARKET NICHE FOR DOWNTOWN GLEN ELLYN
A synthesis of the market analysis indicates that increasing the stock of Downtown housing
and encouraging the retention and expansion of existing retail and office businesses to create
a sustainable Downtown requires a concentration and linkage of uses and public realm
improvements that mutually reinforce beneficial development, redevelopment, and property
enhancements. Unlike the traditional model or sequence of development, office space
development and then retail development will not be the initial catalysts for the
enhancement of the Downtown. Instead, recommended actions will start a program to
create an increasingly magnetic mixed-use agglomeration focused on residential and eating
and drinking places, entertainment, recreational and cultural activities.
CREATING A CRITICAL MASS OF A MIX OF
SYNERGISTIC USES IS THE PRIMARY CHALLENGE
Retaining and attracting unique eating and drinking and cultural and recreational uses in a
mixed-use environment represents the primary potential market challenge for Downtown
Glen Ellyn. From a consumer’s perspective, a successful Downtown serves as an anti-mall
agglomeration. An old marketing adage is to build upon existing strengths. Based on the
supply-demand analyses, the results of the interviews, and identification of the growth in
supply and sales, eating and drinking places represent a relative strength that differentiates
the Downtown from standard retail formats found outside of the Downtown. Analysis of
sales in Chapter II shows that the share of Downtown eating and drinking establishment
sales as a proportion of Village-wide sales in this category has increased from 31 to 36
percent. Encourage additional restaurants and cafes offering opportunities for outdoor
eating and drinking.
The basic building block of eating and drinking places should be augmented with the
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retention and enhancement of existing entertainment and recreational-oriented uses such as
the Glen Art Theater and the attraction of additional entertainment and recreational uses.
The Illinois Prairie Path and nearby Lake Ellyn also serve as recreational-oriented uses.
The mixed-use aspect, including housing, (the occupants of which reinforce demand for
retail and eating and drinking and entertainment establishments and which represent sources
of labor and decision makers for office space businesses) create a dynamic environment and
multi-purpose visits. Adding housing Downtown is especially important given the
surrounding area is substantially built-out and population growth likely to be limited and
stemming primarily from the creation of multi-family housing to serve the needs of empty
nesters and younger-aged, smaller-sized households.
RECOMMENDED PRIORITY STRATEGIES AND ACTIONS
Several kinds of actions will encourage the evolution of Downtown from its historic
functions to the newer role that the Downtown can serve to the benefit of its residents and
local economy.
IMPROVE ORGANIZATIONAL CLARITY AND
CAPACITY AND CONDITIONS FOR SUCCESS
Rarely have we found such concurrence from real estate developers, real estate brokers,
property owners, businesses and others we interviewed about the negative business climate
in the Village. Although great efforts have been made by the Planning and Development
Department in recent years to improve the development review and approval process, it is
still perceived by the development community as unnecessarily difficult, time-consuming,
and unpredictable. Many we interviewed identified unanticipated difficulties and costs in
obtaining building permits. Some of the respondents with experience or locations elsewhere
indicated they had not encountered such problems elsewhere with such frequency or degree.
Individuals who enjoy living in the community or whose family members live in Glen Ellyn
indicated they do not expect to conduct business in the community in the future because of
the unfavorable business environment. Representatives of some Downtown employers and
businesses, including both those newer and well-established, with which we spoke, indicated
they would not repeat the location decision again if given the choice.
In addition, while the many organizations involved with the Downtown are well intentioned,
the sheer number of them with apparently similar goals or activities makes it somewhat
difficult for Downtown businesses, property owners and real estate developers/brokers to
“process” which does what and accountability is difficult to monitor. For example, many
banks contribute to all organizations and all events but would be able to contribute more
with greater effect if resources were concentrated and pooled rather than widely distributed.
This could, for example, result in better event programming.
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Clarify Organizational Roles, Responsibilities, and Relationships
We recommend that the roles, responsibilities, and relationships between the Village of Glen
Ellyn, the Glen Ellyn Economic Development Corporation, the Glen Ellyn Chamber of
Commerce, Downtown Glen Ellyn Alliance, and Go Downtown! be clarified and
communicated to the development and business community.
Re-engineer Development Process, Appoint
Ombudsman and Establish Independent Committee
The development review and building permit process should be evaluated and “reengineered” to be streamlined, more predictable, and less costly. Consider appointing an
ombudsman to serve as a source of information, explanation, and assistance to help resolve
complaints and concerns.
We also believe it would be worthwhile to organize an independent committee of private
and institutional representatives drawn from the larger employers as well as newer businesses
and property owners in the Downtown. The size of the committee should not exceed nine
members and would meet four times per year. The purpose of the committee would be to
provide feedback from the perspective of the large employers and businesses and property
owners which have made significant investments to locate and operate in the Downtown.
Areas of recurring concern to be monitored and reported on should relate to needs for
building space, policies affecting doing business in the Village as well as external conditions
affecting the growth or vitality of the retailing, service, restaurant and other Downtown
sectors. The intent of this independent committee is to keep communication open among
the Downtown stakeholders and not to confuse the roles and responsibilities of the various
Downtown organizations, or to add to the number of Downtown organizations.
Nurture Existing and Incubate Retail and Office Businesses
Given the highly competitive retail and office market conditions summarized above, focus
on nurturing and retaining the existing businesses and incubating new businesses that benefit
from a lower-cost location Downtown with proximity to Metra service and residential
neighborhoods.
An opportunity may be available to obtain more spillover from the medical and health
services uses already established in the Downtown. Health-care related products (e.g.,
medical supplies and equipment, optical, dentists, and chiropractors) and personal services
tend to cater to demand specific to the “neighborhood” and would benefit from proximity
to nearby residential neighborhoods as well as the potential for more households to be
added in the Downtown.
A single point of contact should be designated to assist retail and office space using
entrepreneurs in (i) identifying available space, (ii) obtaining the necessary permits, (iii)
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obtaining municipal, utility, and high speed T-1 services, (iv) obtaining training or other
assistance from the College of DuPage for small businesses, and (v) applying for working
capital or construction loans from either available existing sources readily identified and
accessed or a revolving loan fund set up through a consortium of local banks (or other
institutions) and the Village. The availability of financial assistance should be extended to
landlords or developers of the properties needing to make leasehold improvements to
accommodate the needs of the new businesses. Coordinate with the College of DuPage to
create a branch of the College’s Business and Professional Institute in the Downtown to
provide business services, including video-conferencing facilities. To encourage businesses to
locate Downtown, consider reducing or abating building permit fees.
ENCOURAGE A CRITICAL MASS OF RESTAURANT,
ENTERTAINMENT, AND RETAIL USES AND EVENTS
The challenge will be to attract a critical mass of eating and drinking-related establishments,
stores, and services that have unique attractions or drawing power and are not readily
duplicated in competing locations. As described in Appendix A, the results of the merchant
survey suggest improving the selection of shops and restaurants is an important change
visitors to the Downtown would prefer. Improving the base of commercial activities will be
challenging given the significant proximate retail supply competition in more visible and
accessible locations. The analysis suggests that new commercial space in the Downtown will
need to capture demand now being realized by existing shopping agglomerations. Our
reconnaissance, however, suggests that national retailers prefer locations on Roosevelt and
Butterfield Roads, and in or adjoining nearby regional malls such as Oak Brook Mall,
Yorktown Center in Lombard, and specialty centers such as Wheaton Town Square which
offer greater accessibility, visibility and agglomeration advantages than does Downtown
Glen Ellyn. Locations in or near the regional-serving centers serve to generate spill-over
benefits for retailers part of the agglomerations or cluster of retail uses.
Market area dominance primarily depends upon three factors: location, size and tenant mix.
These agglomerations are likely to be able to maintain market area dominance. This is
because many of the dominant category killer1 and specialty retailers have located in these
agglomerations. This combination of hard and soft goods retailing have created major retail
destinations in well-established locations. A variety of popular restaurants have also located
in these areas, providing lunch- and dinner-time traffic and support for retail tenants.
Restaurants and other eating and drinking places Downtown will help provide customer
traffic to support retail tenants and appeal to residents and office-space using businesses. In
addition, additional restaurants and entertainment opportunities, particularly those that occur
in the night-time, will enrich the image of the Downtown as more than just a place to shop
and are likely to be able to share parking with complementary day-time uses.
Enhance the connections with the College of DuPage to include by way of example the
following:
1

Category-killer” retailers tend to dominate a retail category with a narrow but deep focus of specialization to
deliver their product offerings at lower prices than broad-lined retailers do. Examples of category-killers include
Home Depot and Lowe’s in the home improvement category; Staples and Office Depot in the office supply
category; Bed, Bath and Beyond in the home accessories category; and Best Buy in the electronics category.
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Relocating the Global Art Film Festival to the Glen Art Theatre in the Downtown;



Creating a band shell in the Downtown for concerts (see below for
recommendations for creating an iconic central gathering space and greenway);



Encouraging and facilitating the eating and drinking establishments, Glen Art
Theatre, and potentially a future Village facility to be venues for music, theatre and
other performances by student groups associated with the College of DuPage, as well
as touring groups arranged by McAninch Arts Center (MAC) of the College of
DuPage;



Offering facilities and/or sites in the Downtown for speaking events, performances,
film screenings, and rotating art exhibits. Venues could include the Civic Center, the
Public Library, the Glen Art Theatre, and restaurants. Consider partnering with the
Chicago Council of Global Affairs to coordinate speaking engagements, in addition
to the College of DuPage and the MAC for performances and exhibits; and



Coordinating internship, co-op, and other culinary and hospitality opportunities
between the College of DuPage and Downtown restaurants.

Retail stores, particularly specialty stores, depend upon foot traffic and visibility as a primary
advantage in attracting customers. It is important for retailers to be near other stores, to be
visible, and to offer an inviting street presence. Smaller, but specialized apparel, and
accessory tenancies are examples of the kinds of tenancies, if grouped together, are more
likely to succeed than general merchandise stores. If the Downtown is able to create a more
significant agglomeration of such specialty tenancies it will need to attract a greater number
of customers from beyond Glen Ellyn because of the availability of uniquely responsive
merchandise and customer-oriented service in a fun, pedestrian-oriented, and pleasant
environment. This will necessarily include the creation of more “internal” competition in
the Downtown, but this internal competition will be more than offset by improving the
Downtown’s position in the wider market place.
Enhance Event Programming
Until more people are brought Downtown more often, the demand growth needed to
motivate private improvements to property and business expansion can be expected to be
challenging. We recommend a stronger emphasis be placed on bringing more frequent and
more exciting events and programs Downtown and that such activities be well coordinated
with the Downtown business community and – more importantly – on the understanding
that the Downtown business community stays open during and after such events. Improved
events including live music and a better farmer’s market are examples of programming
respondents to the merchant survey want in the Downtown (see Appendix A). The
interviews suggest that consolidating responsibility for event programming with resulting
increased funding and accountability would be more effective than the current diffusion of
responsibility among various entities. As recommended above, the College of DuPage
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represents a major source of programming and support for the Downtown. As another
example, the College’s Culinary Market should be invited to participate in future Taste of
Glen Ellyn events. The band shell or performance venue recommended above or existing
eating and drinking establishments could be potential outlets for the College’s Culinary
Market. The culinary and hospitality programs represent resources of interns and support for
special events for businesses and restaurants that could also be tied to the lecture or film
series examples outlined above.
Augment Parking
As described in Appendix A, the results of the merchant survey indicate that parking
improvements is a key change desired by visitors to the Downtown. Effective parking
policies must strike an appropriate balance between convenient parking, and the
maintenance of the relatively dense fabric that makes Downtown unique, while recognizing
the impact parking has on development feasibility. The demand for parking is a “derived
demand”. That is, parking is not an end in itself; it allows access to workplaces, shops,
housing, civic and cultural uses. One problem that policy must reflect is as the Downtown
becomes a more popular destination, the demand for parking increases at the same time the
cost of parking supply increases (as the result of land cost increases and conversion of land
for parking to more intensive, primary uses). The second problem parking policy must
address is the convenience, congestion, and reduced accessibility associated with a parking
shortage will divert trips by consumers and visitors to competing locations and discourage
the attraction and retention of businesses and housing consumers. The interviews with
merchants suggest some trips are diverted because of a perception of a parking shortage.
The third problem is until the Downtown becomes sufficiently desirable and provides
agglomerational advantages so that people and businesses are willing to pay the higher costs
of parking associated with the Downtown, obtainable rents will not be sufficient to amortize
parking development costs. Imposing high costs on property owners will tend to discourage
expansion and new development, while encouraging existing owners to maintain the status
quo.
To encourage establishment of a critical mass of restaurants and attractions and facilitate
beneficial new development and property expansion and remodeling, it would be
appropriate for the Village to facilitate or subsidize the provision of additional parking on
property the Village controls.
Take care that parking uses do not create or exacerbate spatial discontinuities that disrupt
linkages and pedestrian flow between uses. Designs for parking facilities should avoid the
creation of “dead space” to adjoining sidewalks and surrounding parking.
As the core part of the Downtown strengthens and attracts more customers for dining, retail
goods and services, and community events, if parking is not increased commensurately, the
perceptions of the inconvenience in parking or parking shortage, in the absence of additions
to parking availability could reach a tipping point. By tipping point, we mean the
perceptions could translate into a reduction in trips to the Downtown and therefore
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lowering of sales. Today’s consumers are acutely sensitive to how they spend their time.
Therefore, shopping at specialty agglomerations in high-end consumer markets like the
Downtown needs to be relatively hassle-free and fun. While shoppers will walk further from
where they park if they are not bored along the way and the parking is linked to interesting
stores and other street level activities, at some point parking inconvenience will become a
larger constraint that works to divert some shopping trips elsewhere.
Create Iconic Gathering Space and Greenway
The Union Pacific West transit line, and associated parking lots related to the Metra transit
station create spatial discontinuities that separate active uses, constrain linkages, and impede
pedestrian movement between the north and south parts of Downtown.
The Downtown currently lacks an iconic gathering space for events and activities
Downtown. At a minimum, investigate how to transform the Downtown into a greenway
with appropriate lighting, landscaped walkways and public area that improves the physical
environment and augment linkages within the Downtown and to the Illinois Prairie Path
trail. In addition, consider on-street activities directly in front of the retail storefronts to
increase business exposure. We also recommend that a location for an iconic central
gathering place with a signature sculpture for the Downtown be identified and programmed,
ideally as part of the creation of the greenway.
Integrate Additional Housing
The creation of an iconic central gathering place and greenway in conjunction with improved
and more frequent Downtown programming will improve the appeal of Downtown as a
housing location. Sites for housing development should be identified and linked with the
creation of the recommended improvements to the public realm.
Enhance Way-finding and Signage
The Downtown would benefit from a way-finding system that more fully capitalizes upon
and levers the geographic centrality and proximity to commercial corridors. Design and
install an exciting way-faring and signing system that can lever the high volume traffic on
Roosevelt Road and North Avenue and the presence of Metra station in the Downtown to
generate more automobile and pedestrian traffic to the Downtown. This could include a
design competition for gateway artworks that attract people from the commercial corridors
to the Downtown. Improved directional and “tenant directory”-type signage is also needed
to better tie together the Metra station, parking lots, and businesses and activities.
Monitor Progress
Monitor the progress of the reinvention of the Downtown outlined above. Measures to
monitor include rental rates, occupancy rates, the amount of construction activity, the
number of special events and attendance at these events, the number of jobs and residents
located Downtown, and property value change in the residential neighborhoods surrounding
Downtown.
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CHAPTER II
ANALYSIS OF SALES TRENDS AND MARKET RECONNAISSANCE
PURPOSE
Gruen Gruen + Associates (GG+A) was asked to assess the retail base of Glen Ellyn and to
identify opportunities for building upon and enhancing current strengths and mitigating
weaknesses. We begin this assessment by conducting an analysis of retail sales. The primary
purpose of this analysis is to identify trends or shifts in retail sales’ activity and to obtain
perspective on the relative strengths and weaknesses of Glen Ellyn’s retailing base.
In the sections below, we describe the changes in retail activities that have occurred in the
Village since 1999. We focus on Downtown retail activities that together account for 19
percent of Glen Ellyn’s 2005 sales tax base.
Downtown Glen Ellyn Sales Capture
Retail sales tax receipts were not available by category for the Downtown Study Area.
However, to determine what proportion of Village-wide sales are captured by Downtown
retailers and restaurants, GG+A reviewed historical sales tax receipt comparison information
collected and summarized by the Finance Department. Our review of sales tax receipt
information (from 2001 through 2005, the years for which data was provided) indicates that
Downtown retailers and restaurants have consistently accounted for approximately 15 to 16
percent of all sales tax (including automotive) collected within the Village. However,
adjusted to exclude automotive-related sales, the Central Business District accounted for 19
to 21 percent of total non-automotive Village sales tax receipts from 2001 to 2005.
Restaurant sales in the Downtown are estimated to have grown relative to Village-wide
restaurant sales. Downtown restaurants accounted for 31 percent of eating and drinking
sales in 2001 and 36 percent of eating and drinking sales in 2005. All other retail sales in the
Downtown are estimated to have decreased slightly as a function of Village-wide sales from
18-19 percent in 2001 and 2002 down to 16-17 percent in 2004 and 2005. Table II-1
summarizes the sales capture of retailers and restaurants within Downtown Glen Ellyn for
2001-2002 and 2004-2005.
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TABLE II-1
Percentage of Total Glen Ellyn Non-Automotive
Sales Captured by Downtown Retailers and Restaurants
2001
2002
2004
2005
Share of Total Village Sales
%
%
%
%
Downtown Restaurants
31
33
33
36
Downtown Retailers
18
19
16
17
Downtown Total
20
20
21
19
Sources: Village of Glen Ellyn; Illinois Department of Revenue; Gruen Gruen + Associates.

Changes in Retail Activities in Downtown
Table II-2 shows the number of businesses that opened or closed in Downtown Glen Ellyn
between 2001 and 2007.
TABLE II-2
Downtown Retail Business Attraction and Retention
Number of Retail
Businesses Opened
Number of Retail
Businesses Closed
Net Gain (Loss)
Retail Vacancy Rate

2001
11

2002
8

2003
8

2004
13

2005
12

2006
10

2007
11

Total/Average
73

5

7

3

12

10

16

11

64

6
5%

1
2%

5
3%

1
3%

2
3%

(6)
9.8%

0
6.5%

9

Source: Glen Ellyn Economic Development Corporation

The number of new businesses that opened Downtown peaked between 2004 and 2005
though it was balanced by an almost equal number of closures. The period between 2001
and 2003 actually experienced a higher net gain of new businesses in Downtown. Since
2005, Downtown has gained 21 new businesses but lost 27 businesses for a net loss of six
businesses. The housing market and financial industry turmoil and reduced consumer
confidence likely contributed to the increase in business closures.
Table II-3 shows the relative importance by business category within the Downtown areas
north and south of the railroad tracks.
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TABLE II-3
Number of Downtown Businesses by Type, North and South of Railroad Tracks
2004
2008
Change
South North South North South North
Apparel
5
9
5
6
0
-3
Beauty Services
5
13
7
14
2
1
Home Furniture/Decor
8
21
5
17
-3
-4
Financial/Professional Services1
11
23
13
32
2
9
2
Medical
10
5
10
9
0
4
Auto-related
0
3
0
3
0
0
Eating & Drinking (Restaurants)
11
14
11
15
0
1
Hardware/Building Materials
1
0
1
0
0
0
Food (Grocery)
0
1
0
1
0
0
Other Retail3
5
19
5
14
0
-5
Other Service
8
9
7
15
-1
6
Total
64
117
64
126
0
9
1 Services with street presence included. Does not include second or third floor office
professionals (attorneys, marketing services, etc).
2 Includes dental practices.
3 Includes books/cards/stationary/party, floral, footwear, jewelry/fine china, toys and
miscellaneous retail.
Source: Glen Ellyn Economic Development Corporation

Consistent with regional and national trends in which services are making up an increasing
share of establishments and employment, a shift in the Downtown is occurring in favor of
service businesses. Between 2004 and 2008 (to date), the total number of businesses located
north of the railroad tracks has increased by nine businesses with the largest increases in
services, medical, financial and professional, and other service firms. The number of
businesses south of the railroad tracks has remained stable over the four year period with
little change. While restaurant sales in the Downtown have increased relative to Village-wide
performance, the number of eating and drinking establishments within the Downtown has
remained relatively stable. Restaurant closures in the Downtown have been offset by the
opening of new restaurants or the expansion/relocation of existing establishments. For
example, the Pacific Blue, Firkin & Fox, and the Big Kernel & More restaurants/snackeries
closed in 2007. However, two of the closures were re-occupied by new restaurants. The
Tap House Grill restaurant opened in the space previously occupied by the Firkin & Fox
while the Bells & Whistles Snackery moved into the space formerly tenanted by Big Kernel
& More. A third restaurant, Honey, also opened in the Downtown last year. A significant
decline in the number of apparel, home furnishing and other miscellaneous retail stores has
occurred, especially in the area north of the railroad tracks. A number of stores closed in
2006 including: Banana’s (apparel), Irish Shop (apparel), MeK3 (children’s apparel),
Christine’s Pour Les Enfants (children’s apparel) Antiques on the Avenue (home), and
Windsor Antiques (home). A number of additional children’s stores have closed recently,
including Little Hands, Karen’s Corner, Duck Duck Goose, and Cry Babies. This resulted in
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the vacancy rate increasing Downtown as shown below on Table II-4.
TABLE II-4
Downtown Retail and Restaurant Supply Trends
2005
2006
2007
Retail Space
255,569
259,998
254,726
# Square Feet
Vacant Retail Space
8,002
25,502
16,652
# Square Feet
Vacancy Rate
3%
10%
7%
Average Asking
$18 - $22
$18 - $22
$18 - $22
Rent Per Square Foot
Source: Glen Ellyn Economic Development Corporation

March 2008
254,912
39,802
16%
$17 - $20

While the retail space inventory in Downtown has not increased over the past four years, the
vacant space in Downtown has increased substantially from approximately 8,000 square feet
(three percent of total space) to nearly 40,000 square feet (16 percent). Although many
participants have mentioned that rental rates are too high, the asking rental rates have
declined by at least five percent. This increasing store turnover and vacancy demonstrates
the competitive marketplace within which Downtown Glen Ellyn is operating and more fully
described in Chapter III. As indicated above, the increasing vacancy also suggests that
businesses in Downtown are not immune to the pressures related to the loss of consumer
confidence, high gas and food prices, seizure of the capital markets and housing market
downturn.
MARKET NICHE AND DEMAND OPPORTUNITIES
To gain insight into the potential demand for retail, office and residential space in the
Downtown, GG+A staff inspected the area, conducted interviews with property owners,
developers, real estate brokers, merchants, representatives of banks, and the DuPage Medical
Group, as well as various organization concerned about Downtown. We also analyzed
relevant available secondary data. We have synthesized the results of the research and
analysis, including interviews, into the following sections which are presented below:
1.

Factors That Encourage Demand or Primary Advantages; and

2.

Factors That Discourage Demand or Primary Disadvantages.

FACTORS THAT ENCOURAGE DEMAND OR PRIMARY ADVANTAGES
The site inspections and interviews suggest the factors that encourage demand or constitute
primary advantages for the Downtown include the following:
•

Geographic centrality to the affluent household base of Glen Ellyn;
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•

Accessibility provided by proximate connections to I-88 and I-355 and Metra train
service in the Downtown;

•

The DuPage Medical Group practice is located in a 92,000-square-foot building in
the Downtown and attracts significant visitation. This user serves as an “anchor”
tenant of the northwest part of Downtown; and

•

The Downtown includes a growing number of restaurants and bars, a grocery store
and unique specialty merchants and service providers that encourage visitation.

FACTORS THAT DISCOURAGE DEMAND OR PRIMARY DISADVANTAGES
The following factors discourage the attraction of demand or primary disadvantages:
•

The Downtown currently lacks a concentration of either major office space users or
a large base of market rate residential units;

•

The Downtown also currently lacks a critical mass of synergistic retail, cultural, and
other attractions needed to induce multi-purpose trips from a wide area;

•

The Downtown is perceived to be disjointed with a north-south division at the
Union Pacific west rail line;

•

The obsolescence of some tenant space and poor streetscape conditions in some
locations. Much of the Downtown space is no longer physically attuned to the needs
of users, or their customers; and

•

The perception of a parking shortage. It is an American truism that wherever the
commercial agglomeration, the amount or placement of parking is almost always a
tenant complaint. The interviews with merchants and others were no exception.
Many cited improved parking as an important change that would help Downtown
businesses. We would note, however, that the perception of the parking shortage
appears to relate to customers or visitors wanting to park immediately in front of or
adjoining their primary destinations and not always being able to do so. Based on
our inspections and interviews, we believe the primary underlying factor accounting
for much of the perception of a parking shortage is that the Downtown is not well
linked together by activated street level activity, including interesting storefronts.
Therefore, visitors are less willing to walk more than short distances or to multiple
destinations.
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CHAPTER III
AN ESTIMATE OF RETAIL DEMAND
APPROACH
In addition to the qualitative interviews synthesized in Chapter II, GG+A obtained and
analyzed demographic and income data to estimate potential retail demand in terms of
expenditure potential and the square footage the estimated demand could support, given
assumptions about required average sales per square foot of commercial space. As reviewed
below, we also identified the amount of retail space within the primary market area. We then
compared the demand and supply estimates to assess the likely intensity of competition for
the expenditures of shoppers within the primary market area and to reach judgments on the
share of demand that could be attracted by existing and new retail uses in the Downtown.
In addition to conducting interviews and obtaining merchant customer base data, GG+A
also designed a short merchant customer survey directed to obtaining information on the
geographic origins of shoppers, their modes of transportation, and frequency of visitation.
Town Builder Studios took responsibility for distributing and collecting the questionnaires
completed by customers of Downtown merchants. Two hundred nine completed surveys
were provided to GG+A. The results of the survey are presented below. Appendix B
contains a copy of the survey.
PRIMARY MARKET AREA
A primary market area is the geographic area from which most (i.e., 70 percent or more)
customers of a shopping center or shopping area are drawn. The market area for any
specific agglomeration or set of stores is a function of the size and tenant make-up of the
agglomeration, its accessibility and the scale and tenancies of competing agglomerations.
Therefore, market areas are dynamic and tend to change as a function of the type and supply
of competing shopping locations. The travel time people are willing to expend in order to
visit a shopping or business location varies as a function of both the size of the shopping
areas and the relative uniqueness of the tenancies and environments available at alternative
destinations. The relative accessibility to the shopping area and ease of getting in, about, and
out of the shopping area also influence the trade area. Uniqueness, attraction, and
accessibility are not measured in the abstract, but are always relative to the specific
competition in the market area.
Not all internally generated demand is satisfied in a primary market area. Some of the
potential demand within the market area is lost to retailers outside the market area.
Conversely, retail sales in a market area will be made to customers such as visitors who live
outside the market area.
The interviews, review of supply, and results of the merchant customer survey suggest the
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primary source of demand for retail space in the Downtown originates from Glen Ellyn
households and households located on the east side of Wheaton. Some restaurateurs and
specialty merchants attract customers beyond Glen Ellyn including Wheaton, Lombard, Oak
Brook and Downtown Chicago.
Locations of Residences of Downtown Visitors
Based on the results of the Downtown merchant customer survey, Table III-1 indicates that
71 percent of Downtown visitors live in the Glen Ellyn zip-code. Another 14 percent of
visitors originated from the Wheaton zip-code. Map III-1 shows the proportion of
Downtown visitors by zip-code.
MAP III-1: Proportion of Downtown Visitors by Zip Code

A high proportion (64 percent) of visitors reported coming to the merchant from home
while another 10 percent came from work. Few respondents (nine percent) reported coming
from another shopping location indicating little spill over from other shopping destinations.
Of the 60 respondents who do not live in Glen Ellyn, one-half of those came directly from
home. Fifty percent of those shoppers not originating from within the Glen Ellyn zip-code
came from Wheaton.
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TABLE III-1
Locational Origin of Respondents to Downtown Merchant Survey
Percent
Number
%
Zip Code of Primary Residence
#
60137 (Glen Ellyn)
145
70.7
60187 (Wheaton)
29
14.1
Other
31
15.2
Total
205
100.0
Did you come here today?
Directly from home
133
63.6
Directly from work
21
10.0
Directly from school
1
0.5
Directly from another shopping location
19
9.1
Another location
35
16.7
Total
209
100.0
Source: Gruen Gruen + Associates

Over 85 percent, or 179 of the 209 respondents, indicated they drove to Downtown.
Another 12 percent of respondents indicated walking as their means of transportation while
very few or less than three percent indicated public transit or bicycling as their transportation
modes. This indicates the importance of maintaining an adequate supply of parking.
Table III-2 presents the results of the distance traveled by time to the Downtown by
respondents to the merchant survey. Over 83 percent of Downtown visitors traveled 10
minutes or less to get to the Downtown, which is consistent with the finding that more than
70 percent of those surveyed live within the Glen Ellyn zip code.
TABLE III-2
Time Traveled to Downtown by Respondents of Downtown Merchant Survey
How many minutes did it take you
Number
Percentage
to get here from your last location?
#
%
0-5 Minutes
119
56.9
6-10 Minutes
55
26.3
11-15 Minutes
21
10.0
16-25 Minutes
6
2.9
26-34 Minutes
2
1.0
35+ Minutes
6
2.9
Total
209
100.0
Source: Gruen Gruen + Associates

The travel time results also indicate that the Downtown serves a relatively circumscribed
market area. As time traveled by shoppers’ increases, the numbers of shoppers’ decreases.
Although few respondents walked to their destination, approximately 83 percent, or 175
respondents traveled to their destination in the Downtown in 10 minutes or less.

GRUEN GRUEN + ASSOCIATES

PAGE 22

Market Analysis and Strategic Action Plan for Downtown Glen Ellyn
The interviews, survey results, and review of area retail supply suggest that Downtown
attracts customers primarily from within Glen Ellyn and nearby locations and loses some
sales to retailers in other areas of Glen Ellyn or outside Glen Ellyn. As would be expected,
local Glen Ellyn residents visit the Downtown more frequently than those shoppers
originating from outside the immediate area. Table III-3 shows the frequency of visitation
to the Downtown.
TABLE III-3
How Frequently do you visit
Downtown Glen Ellyn?
Daily
Weekly
Monthly
Less than once a month
Total

Frequency of Visitation to Downtown Glen Ellyn
All Respondents
Glen Ellyn Residents
Non-Glen Ellyn Residents
%
#
%
#
%
#
60
28.8
53
36.8
6
10.0
104
50.0
79
54.9
23
38.3
32
15.4
11
7.6
20
33.3
12
5.8
1
0.7
11
18.3
208
100.0
144
100.0
60
100.0
Source: Gruen Gruen + Associates

Existing Retail Agglomerations Constrain Depth of Potential Market Area
The retail agglomerations surrounding Downtown Glen Ellyn along Roosevelt Road and in
Wheaton, Lombard, Oakbrook and Naperville present competing shopping alternatives. The
720,000 square feet of retail space along Roosevelt Road, over twice the amount of retail
space in Downtown Glen Ellyn, represents competition both in terms of attracting users and
customers.
A related constraint is that nearby dominant regional-serving retail agglomerations have
attracted many of the leading specialty retailers in many categories. Map III-2 and Table III-4
give examples of retailers including some cited by representatives of one Downtown
organization and survey respondents as the kind of businesses desired in Downtown Glen
Ellyn that are already located in multiple venues in retail agglomerations to the south and
east of the Downtown.
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TABLE III-4
Specialty Retailers Within 10-mile Drive of Downtown Glen Ellyn

Driving Distance From Downtown
Glen Ellyn (# miles)
Apparel
The Gap
Eddie Bauer
Banana Republic
Ann Taylor
Chico's
Coldwater Creek
White House Black Market
Lucy
Motherhood Maternity
Books / Home Goods
Barnes & Noble
Borders
Restoration Hardware
Bombay
Pottery Barn
Crate & Barrel
Williams Sonoma
Yankee Candle

Town
Square
Wheaton /
Rice Lake
Square

Yorktown
Center /
Shops on
Butterfield

Stratford
Square

Oakbrook
Center

Downtown
Naperville

4.6

5.5

7.2

7.7

9.1

Source: Gruen Gruen + Associates

Based on the interviews and review of supply, specialty retailers are not likely to be attracted
to Downtown Glen Ellyn if they are already located in nearby existing dominant locations
such as Oakbrook Center, Yorktown Center or Town Square Wheaton. In addition, the
Stratford Square Mall is located approximately five miles north of the Downtown in
Bloomingdale. While Stratford Square does not have a significant specialty retail component
as do many other nearby agglomerations, the regional mall does contain several anchor
department stores such as Macy’s. New specialty chain entrants to the region will also tend
to select locations such as the Oakbrook Center or Oakbrook Promenade, near existing
critical masses of other specialty retailers and restaurants and closer to major centers of
employment.
Many of the smaller fast-casual restaurant chains have also located relatively close to the
Downtown but at existing centers with a critical mass of adjoining retail uses and much
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higher traffic volumes. For example, the Roosevelt Road, Danada Square and Yorktown
Center agglomerations each include a Panera Bread, Chipotle and Potbelly Sandwich
restaurant. The Corner Bakery has also located at Danada Square in Wheaton and the
Oakbrook Center.
We also reviewed the site selection requirements for a variety specialty retailers and
restaurants that are often found in large downtowns or specialty town centers and spoke
with a representative of a brokerage firm which represents many such tenants. Appendix C
summarizes the physical, locational and market demographic requirements for a sample of
specialty retailers and restaurants. Most, if not all, specialty apparel and home goods retailers
and “upscale” restaurants generally require a substantial population to support sales volumes
that would warrant expansion or re-location. While Glen Ellyn includes the affluent
household base typically sought by specialty apparel retailers and restaurants, the household
base is not large enough to meet the site selection criteria of many national specialty retailers
and restaurants. For example, restaurants such as J. Alexander’s, Morton Steakhouse and the
Cheesecake Factory seek locations serving market areas of 250,000 to 400,000 people. Lucy
Activewear requires a market area population of at least 100,000 people (the Village of Glen
Ellyn contains a population of less than 30,000). Most national retailers already located in
the existing and well established specialty retail agglomerations within five to eight miles of
the Downtown are unlikely to locate additional stores in Downtown Glen Ellyn.
In addition, Downtown Glen Ellyn lacks an inventory of modern, large “ready to occupy”
retail spaces typically needed to accommodate specialty chain retailers. For example, the
standard store format for apparel retailers such as Ann Taylor or Eddie Bauer is typically
larger than 5,000 square feet. The standard store prototype for Restoration Hardware
requires approximately 10,000 square feet of space, while Williams Sonoma generally seeks
spaces ranging from 4,000 to 7,000 square feet.
Primary Market Area Definition
Based on a synthesis of the merchant surveys as described above and interviews with local
real estate professionals and Downtown merchants, Map III-3 below shows the primary
market area from which most Downtown retailers and restaurants are likely to attract
customers. The primary market area also represents the geographic area from within which
the Downtown is likely to compete for tenants (i.e., Roosevelt Road, Downtown Wheaton).
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MAP III-3: Primary Market Area

As indicated by the merchant survey, the primary market area encompasses a 10-minute
drive time from the Downtown including the entire community of Glen Ellyn and the east
side of Wheaton. The primary market area is bounded by I-355 to the east, North Avenue
to the north, Naperville Road/Main Street in Wheaton to the west, and Butterfield Road to
the south.
ESTIMATE OF TOTAL HOUSEHOLD INCOME
Table III-5 presents for the Glen Ellyn market area estimates of the population and
households and total available income. The population and household data and the average
household income estimate are drawn from data obtained from Claritas, a national
information vendor.
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TABLE III-5
Demographic and Income Estimates for Primary Market Area Households
Change
2008-2013
%
-0.01
-0.01
+7.0
+7.0

2008 Estimate
2013 Forecast
Population
69,122
68,783
Households
25,835
25,783
Average Household Income
$95,777
$102,443
Total Available Household Income
$2,474,398,795
$2,641,287,869
1 Income estimates are for 1999.
Sources: U.S. Census Bureau, Census 2000; Claritas, Demographic Trends Report; Gruen Gruen + Associates.
2000 Census1
69,475
25,696
$88,187
$2,266,053,152

Between 2000 and 2008, the primary market area is estimated to have grown by only
approximately 139 households. The primary market area is forecast to experience no
household growth over the next five years, remaining at approximately 25,800 households.
Average household income grew by one percent annually between 2000 and 2008. Average
household income is forecast to grow by 1.4 percent annually over the next five years,
increasing from approximately $95,800 in 2008 to $102,443 in 2013. Total available
household income is forecast to increase by seven percent from approximately $2.47 billion
to $2.64 billion in 2013.
ESTIMATE OF EXPENDITURES FOR RETAIL GOODS
Expenditure Rate
In order to estimate the potential purchasing power, we reviewed the 2005-2006 Bureau of
Labor Statistics (“BLS”) Consumer Expenditure Survey (“CES”) for the Chicago
Metropolitan Statistical Area (“MSA”) and for higher-income households. We also reviewed
relevant past GG+A research on consumer expenditures on retail goods and services. As
shown on Table III-6, the 2005-2006 BLS Consumer Expenditure Survey for the Chicago
MSA indicates that all Chicago region households expend approximately 23 percent of their
before-tax income on retail goods and services.
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TABLE III-6
Chicago MSA Average Household Annual
Expenditure on Retail Goods and Services in 2005-2006
Average Household
Share of Average
Annual Expenditures Before Tax Income1
Good/Service
$
%
Food
6,902
9.4
Alcoholic Beverages
839
1.2
Housekeeping Supplies
695
1.0
Household Furniture & Equipment
1,893
2.5
Apparel & Services
2,468
2.8
Personal Care Products & Services
632
0.9
Reading
141
0.3
Tobacco Products & Smoking Supplies
312
0.4
Entertainment
2,621
3.5
Total
16,503
22.6
1 Chicago MSA average income before taxes in 2005-2006 was $73,086.
Source: Bureau of Labor Statistics Consumer Expenditure Survey 2005-2006

The largest share of household income is spent on food which includes food away from
home. The food category accounts for nearly 10 percent of before-tax household income
expenditures. Household furnishings and apparel expenditures comprise approximately 5.3
percent of before-tax household income. Higher-income households, however, generally
spend a smaller percentage of their income on retail goods and services. The sample of all
Midwestern households in the 2006 CES indicates that households with annual incomes
greater than $70,000 spend approximately 4.5 percent less of their incomes on retail goods
and services2. Because nearly fifty percent of primary market area households include annual
incomes greater than $70,000 per year, and because the average household income of Glen
Ellyn residents is much greater than most communities throughout the Chicago region, we
assume primary market area households expend 20 percent of their household incomes on
retail goods and services. We reduced the 22.6 percent expenditure estimate by only
approximately two percent to a 20 percent expenditure estimate because not all market area
households have incomes greater than $70,000.
Based on the Glen Ellyn Downtown merchant survey, approximately one-half of all
respondents make between 10 percent and 30 percent of their expenditures in Downtown
Glen Ellyn. Table III-7 summarizes the proportion of retail and food and beverage
expenditures made by respondents in Downtown Glen Ellyn.

2 According to the 2006 CES, all Midwestern households are reported to spend approximately
23.8 percent of their before-tax income on retail goods and services. Higher-income households
(those above $70,000) expended approximately 19.2 percent of their before-tax incomes on retail
goods and services.
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TABLE III-7
Percentage of Total Retail, Food and
Beverage Expenditures Made in Downtown Glen Ellyn
What percent of your total retail, food
and beverage expenditures are made
All Respondents
Glen Ellyn Residents
within Downtown Glen Ellyn?
%
#
%
#
Less than 10%
33
18.4
15
10.9
10 – 20%
60
33.5
44
32.1
21 – 30%
30
16.8
26
19.0
31 – 50%
28
15.6
24
17.5
More than 50%
28
15.6
28
20.4
Total
179
100.0
137
100.0
Average
29.7%
34.6%
Source: Gruen Gruen + Associates

Non-Glen Ellyn
Residents
#
%
18
42.9
16
38.1
4
9.5
4
9.5
0
0.0
42
100.0
13.9%

Glen Ellyn residents who visit Downtown frequently are more likely than non-Glen Ellyn
resident visitors to make 30 percent or more of their expenditures in Downtown.
Downtown shoppers that visit less frequently and those that do not reside in Glen Ellyn
make a considerably smaller share of their retail expenditures in Downtown Glen Ellyn.
Estimated Expenditure Potential of Primary Market Area Households
As indicated above in the explanation of Table III-6, to estimate the purchasing power or
expenditure potential within the primary market area of Downtown Glen Ellyn, we assume
approximately 20 percent of total household income is spent on retail goods and services.
Table III-8 presents estimates of potential retail demand within the primary market area.
TABLE III-8
Estimated Retail Demand from Primary Market Area Households: 2008-2013
Increase
2008 – 2013
2013
2008
$
$
$
Primary Market Area Household Income
2,474,398,795
2,641,287,869
166,889,074
Estimated Expenditure Potential @
20 Percent of Total Household Income
494,879,759
528,257,574
33,377,815
1 Figures have been rounded.
Sources: Bureau of Labor Statistics, Consumer Expenditure Survey 2005-2006;
Claritas, Demographic Trends Report; Gruen Gruen + Associates.

Increase
2008 – 2013
%
7
7

Multiplying the total household income within the primary market area of $2.47 billion in
2008 by the 20 percent estimated expenditure rate produces an estimate of expenditure
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potential or retail demand of approximately $495 million. 2013 expenditure potential is
forecast to increase by about seven percent or $33 million to $528 million.
ESTIMATED SUPPORTABLE SPACE DEMAND
In order to convert estimates of expenditure potential or purchasing power into estimates of
potential on-the-ground retail space, an assumption must be made about the average sales
per square foot tenants or retailers must generate to viably operate and for landlords to
obtain high enough rents to amortize development costs and provide an acceptable return
on investment. The estimates of retail demand reflect the assumption that a new commercial
development would need to generate at least $350 per square foot in sales in order to be
financially feasible. This assumption is based on a review of retail rents within the primary
market area. Table III-9 presents sales productivity of examples of publicly-traded
restaurants and specialty retailers found in some vital urban and suburban downtowns.
TABLE III-9
Average Size and Sales of Retailers and Restaurants Often Found in Downtowns
Average Size
Average Sales Per Square Foot
# Square Feet
$
Chipotle
2,700
530
Cosi
3,000
490
Panera Bread
4,400
418
California Pizza Kitchen
5,000
579
Starbucks
2,000
310
Talbot’s
4,007
346
Chico’s
2,540
791
Banana Republic
8,442
447
Barnes & Noble
24,800
302
Walgreen’s
14,500
545
Sources: 2006 Annual Reports from individual retailers listed; Gruen Gruen + Associates.

The sales per square foot productivity used to estimate potential retail demand is likely much
higher than the sales productivity of many of the merchants operating in space in
Downtown Glen Ellyn. In addition, higher sales support higher rents and therefore warrant
the development or redevelopment of new, higher-quality retail or restaurant facilities than
has occurred in the Downtown.
Table III-10 shows that demand originating from primary market area households is
estimated to be capable of supporting approximately 1.4 million square feet of retail and
restaurant space assuming a sales level of $350 per square foot.
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TABLE III-10
Estimated Supportable Retail Space in Primary Market Area1
2008
2013
Estimated Potential Retail
$494,879,759
$528,257,574
Expenditures/Demand
Estimated Total Retail Space in
1,413,950
1,509,300
Square Feet @ $350 Sales Per
Square Foot2
Forecast Additional
------95,350
Supportable Retail Space in
Square Feet3
1 Figures have been rounded.
2 Estimated potential retail expenditures are divided by $350 to obtain estimated square feet of retail
space.
3 Forecast additional retail space is the difference between estimated retail space of 1,413,950 square
feet in 2008 and 1,509,300 square feet in 2013.
Source: Gruen Gruen + Associates

By 2013, the forecast growth in potential retail expenditures from primary market area
households is estimated to translate into increased additional demand of approximately
95,000 square feet of space to about 1.5 million square feet of retail space.
ESTIMATED SUPPLY OF RETAIL SPACE
Existing Retail Space
Table III-11, Table III-12 and Map III-4 show the estimated supply of existing retail space
within Glen Ellyn and the primary market area.
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TABLE III-11

ID

Name

Location

Glen Ellyn Retail Supply
Occupancy
Year
GLA
%
Built
# Sq. Ft.

Asking Rent
$ Per Sq. Ft.

Major Tenants
M&Em’s, Alikat,
Figo’s, String
Theory, Soukup’s
Hardware
Jewel, Blockbuster,
Panera Bread
Dominick’s,
Gymboree, Chicks
N Salsa, Learning
Express
Trader Joes, Binny’s

1

Downtown Glen
Ellyn

Main & Crescent

50+
yrs old

254,726

84

17 - 20

2

Market Plaza

Roosevelt & Park

1965/
1996

161,567

92

23 - 27

3

Baker Hill

Roosevelt &
Baker Hill

1998

140,837

81

18 - 22

4

Pickwick Place

1971

84,192

92

5

Roosevelt Road
additional space

334,608

92

17 – 35

Bachrach, Chipotle,
Starbuck’s

6

Five Corners

28,348

84

32

Walgreen’s

Roosevelt & Park
Roosevelt
between I-355 &
Lambert
Main & Geneva

20032004

Total Glen Ellyn
1,004,278
91
15 - 35
Sources: Glen Ellyn Economic Development Corporation; Regency Centers; Loopnet.com; Gruen Gruen + Associates.

The Village of Glen Ellyn is estimated to include a total retail supply of approximately
1,005,000 square feet of space. This equates to a very high 37 square feet per capita.
According to the National Research Bureau, Illinois contained 22 square feet of retail space
per capita in 2005. According to the Glen Ellyn Economic Development Corporation, the
Roosevelt Road corridor currently includes 721,000 square feet of retail space. The three
largest neighborhood shopping centers (Market Plaza, Baker Hill and Pickwick Place)
comprise approximately 387,000 square feet or 54 percent of all retail space on Roosevelt
Road. Downtown Glen Ellyn is estimated to currently include approximately 255,000 square
feet of retail space, or approximately one-fourth of the Village-wide retail inventory. The
overall existing inventory within Glen Ellyn is approximately 91 percent occupied with
approximately 90,000 square feet of vacant space, 40 percent of which is located in the
Downtown.
The 162,000-square-foot Market Plaza shopping center, anchored by a 46,200-square-foot
Jewel grocery store, is currently 92 percent occupied with asking rental rates of $23 to $27
per square foot. The center also includes other tenants such as a Blockbuster video store
and a Panera Bread bakery. The 141,000-square-foot Baker Hill shopping center, anchored
by a 72,400-square-foot Dominick’s grocery store, is approximately 81 percent occupied.
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Asking rents range from $18 to $22 per square foot. Two of the centers largest tenants,
Hallmark and Hollywood Video, recently left. The Trader Joes-anchored Pickwick Place
shopping center, also located along Roosevelt Road, includes an additional 84,000 square
feet of space. A Binny’s Beverage Depot is also located at the Pickwick Place which is
currently 92 percent occupied.
The 255,000 square feet of retail and restaurant space located in Downtown Glen Ellyn is
currently 84 percent occupied. According to the Glen Ellyn EDC and our interviews with
local property owners, rental rates tend to range from $17 to $20 per square foot annually
for retail space in the Downtown. Downtown rents tend to be lower compared to space on
Roosevelt Road. For example, the Danby Crossing shopping center on Roosevelt Road
(adjacent to the Trader Joe-anchored Pickwick Place shopping center) is asking $35 per
square foot for a 3,200-square-foot restaurant space. Newer shop space (from 1,200 to
2,500 square feet) at the Roosevelt Road Mall rents for $25 per square foot.
Table III-12 shows the estimated supply of retail space located outside of Glen Ellyn but
within the primary market area.
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TABLE III-12
Existing Supply Elsewhere in Primary Market Area

ID

Center(s)

Location

Year
Built

GLA
# Sq. Ft.

Occupancy
%

Asking Rent
$ Per Sq. Ft.

A

Danada Square West

Naperville &
Butterfield

1987

316,821

93

17 - 25

B

Danada Square East

Naperville &
Butterfield

1989

202,355

94

16 - 34

C

Rice Lake Square

Rice Lake Square &
Butterfield

1989

249,377

99

D

Wheaton Retail Center

Loop & Butterfield

2001

29,400

75

E

Town Square Wheaton

Town Square &
Naperville

1992

187,691

95

F

Hawthorne Center

Naperville &
Blanchard

1959

62,000

100

G

Butterfield Centre Plaza

Butterfield & Park

1977

19,500

85

18

H

Main Street Plaza

Main & Geneva

1990

118,900

56

14 - 22

I

Dominick’s Center & Home
Depot

Main & Geneva

J

Main Street Marketplace

Main & Geneva

14,000

100

35

K

Wheaton Center

Roosevelt &
President

24,000

100

L

Downtown Wheaton

Main & Front

400,000
(estimate)

40,000 sq. ft.
+ available

30-32

M

Glendale Square

65,343

75

16 – 20

Total

North Ave & Glen
Ellyn

34 +

272,000
2007

older

Major Tenants
Jewel-Osco, TJ Maxx,
Bassett Furniture, Old
Navy, Famous
Footwear
Dominick’s, Petco, MC
Sports, Blockbuster
Whole Foods Market,
Borders Books,
PetSmart, Linens ‘n
Things, Stein Mart
Chipotle, Oberweis
Gap, Banana Republic,
Ann Taylor, Barnes &
Noble, Pier 1 Imports
Office Depot,
Walgreen’s
Jazzercise, various small
services
Jewel-Osco, Office
Depot, Blockbuster
Dominick’s, Home
Depot, Hallmark,
Walgreen’s, Baker’s
Square
UPS Store, Starbucks,
Qdoba
Jimmy John’s,
AutoZone, various
small shops
Egg Harbor Café, Front
Street Cocina, JewelOsco, Muldoon’s,
Starbucks, Gino’s East,
Caribou Coffee, Egg
Lectic Café
La Rosita Supermarket,
Brunswick Zone

1,961,387
14 -35
Sources: Edgemark Realty; Chicago Metro Retail Guide 2007; Wheaton Chamber of Commerce; Loopnet.com;
Gruen Gruen + Associates.

As summarized above, the market area includes a total of nearly 2.0 million square feet of
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retail space primarily concentrated along Naperville Road and Main Street in Wheaton. The
agglomeration located at the southeastern boundary of the primary market area (at
Naperville and Butterfield Road) includes more than one million square feet of retail and
restaurant space. This area includes a broad mix of tenancies from specialty high-end
apparel retailers, grocers and drug stores, casual dining restaurants and big-box retailers. The
Danada Square, Rice Lake Square and Town Square Wheaton centers are well occupied with
rental rates ranging from $16 to $34 per square foot. Town Square Wheaton located
approximately 3.3 miles southwest of Downtown Glen Ellyn contains specialty retailers
including Gap, Banana Republic, and Ann Taylor attains the highest rents of $34 per square
foot.
The intersection of Geneva and Main Street in Wheaton includes multiple neighborhood
centers anchored by a Jewel-Osco, Office Depot and a Dominick’s grocery store. A
freestanding Home Depot store is also located at this intersection. The centers are estimated
to include approximately 400,000 square feet of space with other smaller tenants such as the
UPS Store, Starbuck’s and Hallmark. The older Main Street Plaza (built in 1990) has several
vacancies with asking rents for $14 per square foot for anchor space and $22 per square foot
for smaller in-line spaces.
Several other older and smaller neighborhood and convenience centers are also located
within the primary market area along Butterfield Road, Roosevelt Road and North Avenue.
While these centers do not adjoin major shopping agglomerations, asking rents of $16 to $20
per square foot are still comparable to that of Downtown Glen Ellyn.
Based on a review of available retail property listings, smaller vacant spaces within
Downtown Wheaton have asking rents of $30 to $32 per square foot. More than 40,000
square feet of smaller retail/restaurant space is currently available in Downtown Wheaton.
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MAP III-4: Primary Market Area Retail Supply

Future Supply
Three new retail developments are planned or under construction within the primary market
area. Zifkin Development expects to complete a small convenience center, anchored by a
Dunkin Donuts, at the intersection of Roosevelt Road and President Street. The center is
anticipated to be completed by fall of 2008 totaling approximately 6,000 square feet.
GlenStar Properties also has a 120,000-square-foot commercial building currently under
construction on the east side of Downtown Wheaton. The One-Twenty Liberty Place
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development is expected to include four stories of office space above ground-floor retail
space. The Wescott Crossing condominium development in Downtown Wheaton is also
planned to include 8,050 square feet of ground-floor retail space. Two outlots totaling 1.5
acres are also available at Glendale Square shopping center just north of Downtown at the
corner of Main Street and North Avenue. Two small, potential future retail developments
totaling less than 50,000 square feet have been identified within Glen Ellyn but these
projects have not yet been approved.
SUPPORTABLE SPACE DEMAND IN DOWNTOWN GLEN ELLYN
Balance of Primary Market Area Supply and Demand
Table III-13 presents the relationship between estimated primary market area demand and
supply for 2008 and 2013.
TABLE III-13
Estimated Balance of Primary Market Area Retail Supply and Demand: 2008-2013
2013
2008
# Square Feet
# Square Feet
Estimated Retail Demand
1,414,000
1,509,000
1
Estimated Retail Supply
2,965,000
2,995,000
Estimated Supply Surplus
(1,551,000)
(1,486,000)
1 2013 estimate includes future identified supply of approximately 30,000 square feet of retail space.
Source: Gruen Gruen + Associates

As described above, the expenditure potential of primary market area households is
estimated to currently support approximately 1.4 million square feet of retail space. The
amount of supportable space is forecast to increase to approximately 1.5 million square feet
of space by 2013. The supply of retail space within the primary market area is estimated to
contain nearly 3.0 million square feet of space. Accordingly, the amount of existing supply
within the primary market area substantially exceeds primary market area demand. A retail
space surplus of approximately 1.5 million square feet is estimated to exist within the
primary market area.
The results of a space surplus using a quantitative model of supply and demand reflects the
presence of larger regional- and community-serving centers (such as Danada Square and
Town Square Wheaton) that capture demand from households outside the primary market
area served by Downtown Glen Ellyn. The results of the supply-demand analysis indicate
the availability of a relatively complete supply of retail formats and leading retailers in most
retail categories within or near the primary market area. Competition for consumer
expenditures is intense within the primary market area given the relatively large amount of
space and that household and income growth is relatively stable due to the substantially
built-out nature of Glen Ellyn and Wheaton. The ample supply of space places pressures on
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older centers and Downtown Glen Ellyn, which have experienced more frequent store
turnover and vacancy and serves to ward off the construction of significant new space (the
limited construction activity is also explained by the built-out natures of the communities
and limited population growth).
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CHAPTER IV
THE DEMAND FOR OFFICE SPACE
OVERVIEW OF MARKET CONDITIONS
As Table IV-1 shows, the East-West Corridor office submarket - of which Glen Ellyn is a
small part - is the second largest submarket, after Downtown Chicago, in the Chicago region
with the second highest vacancy rate at over 20 percent. According to Grubb & Ellis, the
East-West submarket includes an inventory of over 40 million square feet of office space.
Much of the office space in the submarket is located along I-88, designed and built for large
corporate users.
TABLE IV-1
Chicago Office Space Market Inventory
Total Vacant
Total Building
Space
Vacancy Rate
Space
# Square Feet
%
# Square Feet
226,235,631
37,900,644
16.8
121,043,357
16,153,621
13.3
40,681,960
8,260,685
20.3

Asking Rents
$ Per Square Foot
Class A
Class B
Submarket
Total Chicago
32.76
27.19
CBD Total
38.24
30.75
I-88 East & West
24.3620.2026.31
20.55
North
25,577,386
4,105,688
16.1
25.90
21.94
Northwest
24,776,318
6,166,530
24.9
25.12
20.95
O’Hare
14,156,610
3,214,120
22.7
26.62
21.71
Source: Grubb & Ellis Office Market Snapshot Chicago Metro, First Quarter 2008

CHARACTERISTICS OF SUCCESSFUL
OFFICE SPACE DEVELOPMENT LOCATIONS
Successful office developments depend on how well they enable businesses to be more
productive and satisfy their customers with innovations that produce better products and
services. To succeed, office projects must be located and built with or near other activities
that will enhance productivity and attract and hold talented labor. They must be located
where a culture of innovation exists and can be enhanced by the office space. Successful
corporate office space developments typically must meet the following criteria:
•

A central or highly accessible location to major transportation nodes and
other activity centers in the region. GG+A’s past survey research and review
of the literature on locational factors and corporate site selection clearly
suggests for offices devoted to administrative, corporate control and research
and development functions or producer service industries (e.g., advertising,
accounting and auditing, management consulting, public relations and legal
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services) that most intensively sell to customers outside their region of
domicile, access to air service and other key transportation links is critical;
•

A large commute shed providing access to a significant concentration of a
highly skilled and well educated workforce;

•

Proximity to a diverse set of housing uses. The proximity to a variety of
housing product options relates well to the national trend for people to
prefer to work close to their residences. This is especially true for female
wage earners, which are often primarily responsible for rearing children and
caring for elderly parents, as well as for part-time workers;

•

Proximity to retail, lodging, and other support services and amenities,
including eating and drinking establishments and day-care and fitness
facilities;

•

Market responsive product types with appropriate technology capabilities;
and as indicated above; and

•

Locations within agglomerations or a “critical mass” that help businesses
attract and retain labor and operate cost effectively and productively.
Agglomeration economies refer to a spatially concentrated development and
capital base that from increasing returns to economies of scale, gives cost and
revenue advantages to a geographic area’s expanding and new firms. These
advantages are “external to the firm” because they benefit all the companies
engaged in a given range of activities within a particular place, without firms
having to shell out extra resources.

POSITION IN THE OFFICE MARKET
The interviews with local developers and brokers and review of secondary market data
indicate that Glen Ellyn is not a well-established location for office uses. Glen Ellyn does
not currently contain a critical mass of office space users, office space inventory, and set of
support services and amenities that corporate office space users require. Because of the
relatively small amount of office space in Downtown, the major brokerage firms do not tend
to track the inventory in Downtown Glen Ellyn. The interviews and site inspection indicate
that much of the existing office space inventory is not responsive to preferences of
contemporary major office space users. Most important, the Downtown does not provide
significant agglomerational advantages for major office space users. According to the Glen
Ellyn EDC, approximately 8,200 square feet of office space is currently vacant within the
Downtown.
The Village’s largest concentration of office space is located on Roosevelt Road with better
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access, visibility and signage. Roosevelt Glen Corporate center is a 233,000-square-foot
multi-building complex that currently has approximately 40,000 square feet of space vacant.
Glen Hill North, another multi-building complex located on Roosevelt Road has over
55,000 square feet of available space or 22 percent in four office buildings. Table IV-2
shows that a significant supply of available office space currently exists along Roosevelt
Road.
TABLE IV-2
Available Office Space on Roosevelt Road
Available
Total
Space
Space
Occupancy Rental Rates
Year Built/
%
$ Per Sq. Ft.
Location
Renovated # Sq. Ft. # Sq. Ft.
South Park Building
45 S. Park Blvd
2005
42,456
19,759
53
14 - 17
Roosevelt Glen
739-799
1960s/2003233,223
39,992
83
13 - 20
Corporate Center
Roosevelt Road
2005
Glen Hill North
800 Roosevelt 1970s/1993256,471
55,634
78
13 - 18
Road
1999
Total
532,150
115,385
78
Sources: Metro-Chicago Office Guide, Fourth Quarter 2007; Gruen Gruen + Associates.

At year-end 2007, Roosevelt Road contained approximately 115,000 of available office space
out of 532,000 square feet. The occupancy rate of 78 percent is two percentage points lower
than the overall occupancy rate for the broader East-West Corridor. Gross rental rates
ranged from approximately $13 to $20 per square foot, below the East-West Corridor
average for Class B office space.
Within the East-West Corridor submarket, especially the western end of the submarket,
Naperville and Lisle are preferred locations. These locations include more much office space
with ample parking located closer to the Interstate and major arterial roadways, and a base of
large corporate office users.
TYPE OF OFFICE SPACE DEMAND CAPTURED IN DOWNTOWN
Medical space users, providers of financial services and real estate and insurance firms and
architectural and design/build firms whose principals or managers live in Glen Ellyn occupy
office space in Downtown. Most of the occupants of office space are small users which
selected Downtown because of proximity to their residences and customers and availability
of small spaces at attractive prices. None of the office space users Downtown with whom
we spoke indicated problems in finding office space in Downtown at reasonable prices.
Potential office space demand is likely to be complementary to retail and residential uses so
that by creating a desirable, vital retail and residential environment, the Downtown will
attract service and commercial office-oriented firms seeking the ambiance, proximity to
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services, and restaurants as well as convenience to where they live at prices below
conventional suburban office parks. Space users are likely to be relatively small, whose
owners or management live nearby, some of whom will outgrow their home-based start-up
locations.
As shown below on Table IV-3, office-using employment within the Village of Glen Ellyn
has remained stagnant in recent years. The finance, insurance, and real estate sector
(“F.I.R.E”) grew by approximately 142 jobs over the past six years, but professional service
employment decreased by approximately 160 jobs.
TABLE IV-3
Glen Ellyn Employment Trends for Office-Using Industry Sectors
2001
2004
2007
Change Change Avg. Annual
Sector
#
#
#
#
%
Growth Rate
Information
123
72
68
-55
-44.7
-9.4%
Finance, Insurance & Real Estate
826
840
968
142
17.2
2.7%
Professional & Business Services
1,753
1,489
1,589
-164
-9.4
-1.6%
Subtotal
2,702
2,401
2,625
-77
-2.8
-0.5%
Sources: Illinois Department of Employment Security; Gruen Gruen + Associates.

The employment trends suggest limited growth in office space demand.

GRUEN GRUEN + ASSOCIATES

PAGE 43

Market Analysis and Strategic Action Plan for Downtown Glen Ellyn
CHAPTER V
THE MARKET FOR RESIDENTIAL USES IN DOWNTOWN GLEN ELLYN
INTRODUCTION
GG+A conducted the market reconnaissance summarized in this chapter to estimate the
potential demand for residential units in Downtown Glen Ellyn. In order to prepare this
estimate, we conducted interviews with local property owners and developers, and real estate
brokers. We directed these interviews toward obtaining data and insights concerning:
•

The relevant primary geographic market within which new housing developments
compete for households;

•

The types of households likely to be attracted to housing uses built in the
Downtown;

•

The primary geographic area from which households are likely to be attracted to
Downtown housing;

•

The relative advantages and disadvantages and image of the Downtown as a housing
location; and

•

Characteristics of new or proposed Downtown housing developments.

We estimated the numbers of households with the relevant demographic characteristics of
households potentially attracted to Downtown housing within the primary geographic
market area to identify the size or scale of the potential demand for Downtown housing.
CHARACTERISTICS OF HOUSEHOLDS
POTENTIALLY ATTRACTED TO DOWNTOWN HOUSING
The interviews and review of residential supply reviewed below suggest empty-nesters (i.e.
those adults whose children have moved out of the household) seeking to trade down from
older, single-family homes they no longer wish to maintain or need, and which for lifestyle
or social reasons desire to move from their existing single-family neighborhoods represent a
primary source of demand.
Note that we have purposefully used the term “empty-nester”, as opposed to “senior” to
define this potential demand niche. We do so because the interviews and our prior research
suggest that the move out of children from the household, rather than simply the aging of
heads of the household, provide the motivation for a different type of housing product and
location. Because people between the ages of 50-years and 75-years are typically a great deal
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more active than those between 80 years and 90 years of age, the housing preferences of
“empty-nesters” tend to differ from those of “seniors”. The aging of baby boomers will
result in an increasing number of empty-nester households in the market area.
A second demand source includes younger age households (20’s and 30’s, typically first time
buyers) as well as single or divorced professionals who value proximity and accessibility to
Metra and Interstate 355.
PRIMARY GEOGRAPHIC MARKET AREA
FROM WHICH HOUSEHOLDS WILL BE ATTRACTED
Our interviews and field research indicate that the primary market area from which
households will be drawn is likely to include primarily the Village of Glen Ellyn as well as
Wheaton. For example, a representative of Focus Development (the builder of the
Courthouse Square condominium development in Downtown Wheaton) indicated that the
majority of households have originated from within Wheaton and Glen Ellyn. Interviews
with developers involved in prior residential projects in or near Downtown also indicated
that many buyers originated from within the local area. An interview with the developer of
the Courtyards of Glen Ellyn, a new project reviewed below also suggests that most inquiries
have originated from households living in Glen Ellyn and Wheaton and that the supply
competition includes other residential developments in Glen Ellyn and Wheaton.
PRIMARY ADVANTAGES AND DISADVANTAGES
AND IMAGE FOR DOWNTOWN HOUSING USES
The review of demographic and housing data, interviews, and review of new or proposed
residential developments suggest the primary advantages and disadvantages and locational
image of the Downtown for housing uses. The primary advantages include in addition to the
positive locational image of Glen Ellyn:
•

Geographic centrality and accessibility to I-88 and I-355 and therefore accessibility to
employment centers in DuPage County and the metropolitan area;

•

Proximity to the Metra commuter rail station in the Downtown; and

•

Availability of a grocery store, eating and drinking establishments and other retail
goods and services in the Downtown.

The primary disadvantage of the Downtown as a housing location relates to the following:
•

The Downtown currently lacks a critical mass of synergistic retail, cultural, and other
attractions that improve the appeal of the Downtown as a place to live.
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CHARACTERISTICS OF ACTIVE AND NEWER TOWNHOME AND
CONDOMINUM SUPPLY WITHIN OR NEAR DOWNTOWN GLEN ELLYN
Table V-1 and Map V-1 show the actively marketed, under construction and recently
completed residential projects within or near Downtown Glen Ellyn. The supply data is
derived from our interviews, review of property websites and property information recorded
by the Milton Township Assessor.
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TABLE V-1
Active and Newer Residential Projects Within or Near Downtown Glen Ellyn
Map
ID
1
2
3

Project Name (Location)
Water’s Edge Townhomes
(Glen Ellyn)
Kingsbrook Glen
(Glen Ellyn)

Total
Units
25
24

Mews of Glen Ellyn
(Downtown Glen Ellyn)
Courtyards of Glen Ellyn
(Near Downtown Glen Ellyn)
Crescent Station
(Downtown Glen Ellyn)

32

6

Glenstone Condos
(Downtown Glen Ellyn)

37

7

Wescott Crossing
(Downtown Wheaton)

187

8

Mackenzie Place
(Wheaton)
Courthouse Square
Condominiums Phase 1
(Downtown Wheaton)
Wesley Square Condominiums
(Downtown Wheaton)

45

4
5

9
10

24
23

50
(260 in
total)
27

Average Sale Prices
$
486,300 - 549,300
537,500 – 650,000

Average Sale Prices
$ Per Sq. Ft.
216 – 227
209 - 202

2006

Unit Types
(bedrooms) / # Sq. Ft.
(2) 2,253 – 2,418
(3) 2,570 - 3,216
(2) 2,485
(2-3) 2,589
(3) 1,908 – 2,172
(NA) 2,400 – 4,000

716,700
447,500
600,000 – 1,200,000

277
235
250 - 300

2008

(2) 2,052 – 2,095

432,000 – 446,000

210 - 213

2004

(1) 972 – 1,203
(2) 1,262 – 1,966
(3) 2,102 – 2,613
(1) 980- 1,280
(2) 1,231 – 2,051

238,500 – 314,000
316,000 – 472,000
550,000 – 617,300
205,350 – 258,800
248,100 – 348,400

245 – 261
246 – 240
262 - 236
210 – 202
201 - 170

(1) 840 – 1,071
(2) 1,152 – 1,393
(3) 1,710
(3) 2,611 – 2,665
(3) 2,736
(1) 790 – 970
(2, 2+den) 1,283 – 1,871

NA

NA

694,500 – 696,140
649,900
242,800 – 289,400
377,000 – 524,900

266 – 261
238
307 – 298
293 - 281

(2) 1,750 – 2,076
(3) 2,149 – 2,276

267,400 – 350,000
358,100 – 385,700

153 – 169
167 - 169

Project Type
2-story luxury
townhomes
2-story luxury
townhomes

Status
Active/Under
Construction
Active/Under
Construction

Year(s) Built
2007-2008

2-3 story
townhomes
3-story
rowhomes
5-story condo
with ground floor
retail
5-story condo
with ground floor
retail
5-story condo
with ground floor
retail
2-story luxury
townhomes
5-story condo

Active/Under
Construction
Active/Under
Construction
Complete
Complete

2001

Active / Under
Construction

Not built yet

Active/Under
Construction
Active / Under
Construction

2007-2008

3-story condo

Complete

2007-2008

2007-2008
2002

TOTAL

684
Sources: Focus Development; Kingsland Real Estate; Milton Township Assessor; Gammonley Group; Airhart Construction; Norwood Builders; Daily Herald, “Residents, bank stay
confident in project”; Gruen Gruen + Associates.
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As summarized above in Table V-1, three condominium developments have been completed
within Downtown Glen Ellyn over the past several years. Most recently, the 32-unit Mews
of Glen Ellyn condominium and townhouse development project with units ranging in size
from 2,400 to 4,000 square feet (with two parking spaces for each unit and a third parking
space in an underground garage included in each of the two largest units) was taken over by
a bank that had provided the construction financing. Only 10 of the 32 units have been sold.
Asking prices for the units range from approximately $600,000 to $1.2 million. One 39-yearold buyer cited the pedestrian-friendly location in Downtown as a primary reason for
purchasing a unit in the project.3
The Crescent Station condos with average unit sizes of approximately 1,700 square feet
(completed in 2004) and the Glenstone condos with average unit sizes of 1,300 square feet
(completed in 2001), both developed by the Gammonley Group, added approximately 60
units to the Downtown’s housing stock. The units in both of these projects sold out
quickly. Empty-nesters sold their large single family homes in Glen Ellyn to relocate within
the community.
Closer to Roosevelt Road near Pan Fish Park, the Water’s Edge and Kingsbrook Glen
Townhome projects have begun or completed construction this past year totaling
approximately 50 units. According to the Milton Township Assessor’s property database,
all but two units at the Water’s Edge development have been sold while 18 units are still
available at Kingsbrook Glen.
The newest active project is The Courtyards of Glen Ellyn at 453 Kenilworth Avenue, about
four blocks from the Metra station near Downtown Glen Ellyn. This development will
consist of 24 rowhouse units. The three-story rowhouse units average 2,100 square feet of
space and are priced from $431,990 to $445,990. No units have been sold yet. Most inquiries
have originated from empty-nester households living in Glen Ellyn and Wheaton. The
developer is also starting to market the project to younger-aged (20s to 30s) households who
want to live in the area and have train access. The project competes for buyers with The
Mews in Glen Ellyn and Courthouse Square in Wheaton. The primary advantages of the
location include proximity to the Downtown services and amenities as well as the proximity
to the Metra station.
The Courthouse Square condominium project in Downtown Wheaton is planned to include
approximately 260 units when complete. The project began construction in July 2005 with
the first and only townhome building of 50 units which has been completed and sold out.
The first condominium building of five-stories, including an additional 50 units, has also
been completed this year. The remaining three buildings are currently under construction.
A representative with Focus Development indicated that most units in the first
condominium building have been sold and that the second building, currently under
construction, has obtained 40 percent pre-sales. The project includes a variety of floor plans
and unit sizes, but the condominium buildings tend to include one-bedroom units of 800 to

3

“Residents, bank stay confident in project”, Daily Herald, April 2, 2008.
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1,000 square feet and two-bedroom units (some including a den) of 1,300 to 1,900 square
feet. Because buyers of condominium and townhome projects within Wheaton and Glen
Ellyn tend to rarely include households with children, three-bedroom units are generally not
a preferred product type. The first five-story condominium building has obtained sales of
approximately $280 to $310 per square foot or approximately $240,000 up to $617,000 per
unit. The project’s representative indicated that Wescott Crossing (also in Downtown
Wheaton) represents primary competition. New condominium housing in Downtown Glen
Ellyn would also compete with the Courthouse Square project. Households moving to
Courthouse Square have included empty-nesters, single professionals, both older and
younger, and younger couples/first time buyers. Wheaton and Glen Ellyn represent the
primary communities from which households have been attracted.
MAP V-1: Active and Recently Completed Multi-Family Housing Supply

THE ESTIMATED SIZE OR SCALE OF POTENTIAL
MARKET AREA DEMAND FOR HOUSING UNITS
To make a long-term estimate of the size or scale of the potential market demand (when the
well publicized national housing market downturn ends) suggested by the interviews and
review of residential supply, we first consider a basic demographic determinant of demand
related to the characteristics of the primary demand sources. We then estimate the
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percentage of households likely to move in a given year based on resident turnover data to
estimate the size of the primary consumer groups. Table V-2 presents for the primary
market area (Glen Ellyn and eastern Wheaton) estimates of the number and percentage of
the population in the age categories likely to be sources of demand for housing in
Downtown Glen Ellyn: those between the ages of 25 and 34 years and those between 55 and
74 years of age. This data is drawn from Claritas.
TABLE V-2
Population Estimates by Age for Primary Market Area
2008
2013
Change
2000
Estimate
Forecast
2008-2013
Age
Actual
#
#
#
Category
#
25-34 Years
9,834
8,060
7,744
-316
55-74 Years
9,038
11,593
13,809
2,216
Total
18,872
19,653
21,553
1,900
Sources: Claritas, Demographic Trends Report; Gruen Gruen + Associates.

In 2008, the primary market area is estimated to include nearly 19,700 people including
individuals between the ages of 55- and 74-years-old (59 percent of the total population) and
25-34-years-old (41 percent of the total population). By 2013, the population in these age
groups is forecast to increase by 1,900 to over 21,550. All of the growth is forecast to occur
in the 55-74-year-old age group (the population of this cohort is forecast to increase by 2,216
or 19 percent).
Table V-3 presents the forecast number of households in these two age groups in the
primary market area.
TABLE V-3

Age
Category
25-34 Years
55-74 Years
Total

Forecast Number of Households by Age in Primary Market Area
2008
2013
Change
2000
Estimate
Forecast
2008-2013
Actual
#
#
#
#
4,779
3,867
3,710
-157
5,578
7,036
8,322
1,286
10,357
10,903
12,032
1,129
Sources: Claritas, Demographic Trends Report; Gruen Gruen + Associates.

Corresponding with the population by age forecasts, households including members
between the ages of 55-74-years-old are forecast to grow by approximately 1,286 over the
next five years to 8,322. Younger age households are forecast to decline by approximately
150 to 3,710 households as the population base continues to age. In 2008, households in the
two age groups comprise over 10,900 and by 2013 are forecast to comprise over 12,000
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households. It is difficult to obtain data stratified by multiple household characteristics (age,
income and family status or presence of children). Therefore, we have shown the data on
Table V-3 but some of these households (especially younger-aged ones) may have children
and are thus less likely to be candidates for new multi-family housing in the Downtown.
This may overstate the potential market size for new housing in the Downtown, but as
described in the following section, we apply a conservative “turnover” rate to estimate
potential demand.
ESTIMATE OF RESIDENT TURNOVER
To estimate how many residents and therefore, households are likely to move in a given year,
we reviewed turnover data for DuPage County which is the most appropriate geographic
area for which data on resident turnover is available. Table V-4 shows annual turnover
estimates of residents by age in DuPage County in 2006.
TABLE V-4
Estimated Resident Turnover in DuPage County: 2006
Ages 25-34
Ages 55-74
All Ages
#
%
#
%
#
%
Did not move last
82,009
73.4
144,800
93.9
801,669
86.8
year
Moved in last year
29,695
26.6
9,349
6.1
121,474
13.2
Moved within
14,307
12.8
5,525
3.6
68,470*
7.4
County
Moved from
different county in
10,370
9.3
2,071
1.3
32,267
3.5
State
Moved from
3,505
3.1
1,095
0.7
14,925
1.6
different state
Moved from
1,513
1.4
658
0.4
5,812
0.6
abroad
TOTAL
111,704
100.0
154,149
100.0
923,143
100.0
RESIDENTS
* 42 percent of these residents are estimated to have moved from within the same community.
Sources: U.S. Census Bureau, 2006 American Community Survey; Gruen Gruen + Associates.

For all residents in DuPage County in 2006, the Census estimates that 13.2 percent moved
within the last year. For younger age residents a higher proportion of 26.6 percent of
residents in the ages 25-34 years were estimated to move. For older age residents, a much
smaller proportion or approximately 6.1 percent of residents, ages 55-74 years, were
estimated to move. Younger age residents were less likely to move within the County.
While 26.6 percent of younger age residents moved within the year, 12.8 percent moved
within the same County. Older age residents were more likely to move within the same
County. Of the 6.1 percent of older age residents moved within the same County, a much
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higher proportion of older age residents of 3.6 percent moved within the same County. In
other words, older residents are less likely to move than younger-aged residents, but when
older residents move, they are more likely to stay in the area than do younger-aged residents.
For residents that moved within DuPage County, approximately 42 percent of these
residents moved to another location within the same community that they previously
resided. In other words, one out of every four residents that moved in the past year moved
to another location in the same community.
ESTIMATE OF HOUSEHOLD TURNOVER
AND POTENTIAL DEMAND IN PRIMARY MARKET AREA
Analysis of Census data suggest that approximately 27 percent of younger age households
and six percent of older age households are likely to move in any given year. Based on the
turnover characteristics of DuPage County, we estimate that 7.7 percent of younger age
primary market area households and 2.2 percent of older age primary market area
households are likely to move within Glen Ellyn or Wheaton in a given year.
Because lower income primary market area households are more likely to rent or buy
existing housing than to purchase new for-sale unit or lease new rental housing, we include
only younger age households with annual incomes greater than $50,000 in the estimate of
potential demand. Given that a limited number of new construction units have been priced
below $250,000 (as summarized previously in Table V-1) within Glen Ellyn and Wheaton in
recent years, it is unlikely that households making less than $50,000 a year would be able to
afford a new multi-family housing unit4. This is not likely to be a constraint for older age
households which may have lower annual incomes due to retirement. Nearly 90 percent of
older age households within Wheaton and Glen Ellyn were reported to own a housing unit
in the 2000 Census.
Table V-5 shows an estimate of potential demand from younger age and older age
households in the primary market area. The estimate is based on turnover rates derived
from the 2006 American Community Survey and household (by age) and household income
forecasts prepared by Claritas. The intervening years (2009-2012) are shown but represent
an extrapolation of the projections made between 2008 and 2013.

For example, a household with an annual income of $45,000 would have to expend nearly 35
percent of their monthly income in order to afford a mortgage on a $250,000 unit (assuming a 20
percent down payment and 30-year fixed mortgage at 6.5 percent).

4
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TABLE V-5
Estimated Annual Demand from Younger-Age and
Older-Age Households in the Primary Market Area: 2008 - 2013
Total 2008-2013
(Annual Average)

2008
2009
2010
2011
2012
2013
Number of YoungerAge Households With
1,270
Annual Income Greater
211
211
212
212
212
212
(212)
than $50,000 that May
Move Within a Year1
Number of Older-Age
1,011
155
160
165
171
177
183
Households that May
(169)
Move Within a Year2
TOTAL DEMAND
366
371
377
383
389
395
2,281
1 Based on potential annual turnover rate of 7.7 percent.
2 Based on potential annual turnover rate of 2.2 percent.
Sources: U.S. Census, 2000 Census, 2006 American Community Survey; Claritas, Demographic Trends Report;
Gruen Gruen + Associates.

The number of households in the 25-34 age group with annual incomes above $50,000 and
55-74 age groups estimated to potentially move in a given year total 366 in 2008. The size of
the market is forecast to increase to 395 by 2013 for a total of nearly 2,300 households in the
25-34 and 55-74 age categories with the potential to move in the next five years.
SHARE OF POTENTIAL HOUSING
DEMAND OBTAINABLE IN DOWNTOWN GLEN ELLYN
The size or scale of the potential demand sources suggest that once confidence increases, the
credit market seizure ends, and the national housing market recovers, even a relatively small
capture rate within the primary market area of Glen Ellyn and Wheaton would support the
development of more new housing than has been than has been created or built Downtown
in recent decades. If, for example, housing built Downtown captures 20 percent of potential
demand identified from the primary market area demand groups profiled above, this would
equate to on average approximately 91 housing units per year or a total of 456 additional
units over five years.
Based on our interviews and review of newer and active multi-family projects within or near
Downtown Glen Ellyn, we estimate that approximately 400 units are currently available in
the developments summarized in Table V-1. Assuming the currently available (or those
planned to be available in the near future) units at these existing projects are absorbed over
the next five years, additional or unmet demand capable of supporting approximately 1,900
units is likely to exist within the primary market area.
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APPENDIX A
SURVEY RESPONSE TO PREFERRED CHANGES
The merchant survey include the following question: “If you could make two changes to the
Downtown, either physical changes of types of stores, what would these two changes be in
order of their importance?” Table A-1 summarizes the responses. Slightly more than onehalf (51 percent) of respondents cited changes to the type or mix of Downtown stores and
restaurants as the most important changes they would prefer. Another 11 percent of
respondents indicated specific retail or restaurant tenancies as important changes or
additions to the Downtown. Most common store-related changes that would be preferred
included:
•

Larger brand-name chain stores;

•

Additional restaurants, particularly breakfast or lunch establishments;

•

A greater variety/mix of shops and restaurants; and

•

More affordable shopping alternatives.

35 (11 percent of) respondents cited specific retailers or restaurants as important additions to
the Downtown, many of which included:
•

Gap, Ann Taylor, and Banana Republic;

•

Restoration Hardware and Crate & Barrel;

•

Walgreen’s and Whole Foods; and

•

Corner Bakery and Egg Harbor Café.

Parking-related (i.e., free parking, parking garage, etc,) improvements were also cited by 66
(21 percent) respondents as important changes to make in the Downtown. Approximately
one-fourth or 24 percent of respondents indicated that parking was the most important
change, while 17 percent cited parking changes as the second most important change they
would make to the Downtown.
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TABLE A-1
Response to Preferred Changes

If you could make two changes to the
Downtown, what would they be?

Most
Important
Change

Second Most
Important
Change

Total

#

%

#

%

#

%

Store Types and/or Characteristics

89

51

79

58

168

54

Specific Tenancy Additions

19

11

16

12

35

11

Parking-related

43

24

23

17

66

21

Physical Improvements

3

2

7

5

10

3

Events

3

2

2

1

5

2

Other

19

11

9

7

28

9

Total

176

100

136

100

312

100

Source: Gruen Gruen + Associates

A much smaller percentage of respondents (three percent) indicated the most or second
most important desired changes relate to physical improvements other than parking.
Changes include improving the physical appearance of buildings and the streetscape. Five
respondents indicated additional or improved events (e.g. farmer’s market, live music) would
be an important change they would make.
Table A-2 summarizes the change in shopping patterns induced by the response to preferred
changes.
TABLE A-2
Change in Shopping Frequency Induced by Response to Preferred Changes
Percent
If these two changes were made, would you
Number
%
shop/eat in Downtown Glen Ellyn….?
#
About the same
19
11.2
Somewhat more
76
44.7
A great deal more
75
44.1
Total
170
100.0
Source: Gruen Gruen + Associates
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A high proportion, 88 percent, would shop or eat Downtown somewhat or a great deal
more. This indicates the respondents’ preferred changes are likely to increase the frequency
of visitation to the Downtown.
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APPENDIX B
DOWNTOWN MERCHANT SURVEY
1. Did you come here today…
□ directly from home?
□ directly from work?
□ directly from school?
□ directly from another shopping location?
□ other location? (please specify)___________________
2. Did you…
□ drive?
□ take public transit?
□ ride a bike?
□ or walk to Downtown Glen Ellyn today?
3. How many minutes did it take you to get here from your last location?
□ 5 minutes or less
□ 6 to 10 minutes
□ 11 to 15 minutes
□ 16 to 25 minutes
□ 26 to 34 minutes
□ 35 minutes or more
4. Did you come here from a location within Glen Ellyn?

□Yes

□No

If you did not come here today from a location within Glen Ellyn, from which
community did you come?________________________________________
5. How frequently do you come to Downtown Glen Ellyn?
□ daily
□ weekly
□ monthly
□ less than once a month
6. What is your zip-code of residence (primary residence)?_______________________
7. What percentage of your total retail and food and beverage away from home
expenditures are made in Downtown Glen Ellyn? ____%
8. If you were given the ability to make two changes to Downtown Glen Ellyn, and
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these changes could be either physical changes or types of stores, what two changes
would you make in order of their importance?
____________________________________________________ Most Important
______________________________________________ Second Most Important
9. If these two changes were made, would you shop or eat out in Downtown Glen
Ellyn…
□ about the same
□ somewhat more
□ a great deal more than you do today
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APPENDIX C
SITE SELECTION CRITERIA OF RESTAURANT, SPECIALTY APPAREL AND HOME GOODS RETAILERS
Restaurant
Space
Requirements

California Pizza Kitchen

J. Alexander’s

Gordon Biersch
Brewery

Morton’s
Steakhouse

Cheesecake Factory

Rocky Mountain
Chocolate Factory

5,000 – 6,000 sq. ft.

7,000 sq. ft.

6,500 – 8,500 sq. ft.

8,000 sq. ft.

8,500 – 11,000 sq. ft.

600 – 1,000 sq. ft.
Regional malls,
entertainment/mixeduse centers,
specialty/tourist centers

Regional malls,
entertainment/
lifestyle centers,
urban/downtowns
100,000 population
$65,000 average
household income

Specialty centers
Downtown areas

Freestanding locations
Regional malls

400,000 population
$50,000 average
household income

Lucy’s Activewear

Eddie Bauer

Lacoste

250,000 population
$75,000 average
household income
Bloomingdales,
Nordstrom
Restoration
Hardware

4,500 – 5,500 sq. ft.

2,000 – 2,500 sq. ft.

5,000 – 6,000 sq. ft.

1,500 – 2,000 sq. ft.

10,000 sq. ft.

4,000 – 7,000 sq. ft.

Lifestyle centers,
urban/downtown street fronts

Freestanding locations,
urban/downtown areas

Regional malls,
lifestyle centers,
urban downtowns
Large 30-54 year
old population,
$75,000+ avg.
household income

Regional malls,
urban/downtown
areas

Regional malls,
specialty centers

Regional malls

Locational
Preferences

Regional malls, urban
downtown areas, mixed-use
entertainment centers

Trade Area
Preferences

250,000 population
$70,000 median household
income

200,000 population
$65,000 average
household income
Nordstrom, Neiman
Marcus

Ann Taylor Loft

Preferred
Co-Tenants
Retailer
Space
Requirements
Locational
Preferences

100,000 population
$80,000 average
household income

Trade Area
Preferences
Preferred
Co-Tenants

Specialty centers

Anthropologie, Banana
Republic, Barnes & Noble,
Coach, White House / Black
Market, Whole Foods

White House / Black
Market, Armani
Exchange

100,000 population
$80,000 average
household income
Armani, Banana
Republic, Coach,
Neiman Marcus

Sources: Dealmakers, 2006 & 2007 volumes; Gruen Gruen + Associates.
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Gruen Gruen + Associates (GG+A) is a firm of economists, sociologists,
statisticians and market, financial and fiscal analysts. Developers, public
agencies, attorneys and others involved in real estate asset management
utilize GG+A research and consulting to make and implement investment,
marketing, product, pricing and legal support decisions. The firm's staff has
extensive experience and special training in the use of demographic analysis,
survey research, econometrics, psychometrics and financial analysis to
describe and forecast markets for a wide variety of real estate projects and
economic activities.
Since its founding in 1970, GG+A has pioneered the integration of
behavioral research and econometric analysis to provide a sound foundation
for successful land use policy and economic development actions. GG+A
has also pioneered the use of economic, social and fiscal impact analysis.
GG+A impact studies accurately and comprehensively portray the effects of
public and private real estate developments, land use plans, regulations,
annexations and assessments on the affected treasuries, taxpayers,
consumers, other residents and property owners.

San Francisco:
(415) 433-7598
E-mail: sf@ggassoc.com

Deerfield:
(847) 317-0634
E-mail:midwest@ggassoc.com
www.ggassoc.com

APPLYING KNOWLEDGE, CREATING RESULTS, ADDING VALUE

Data Collection and Analysis
Report
The Data Collection and Analysis Report was prepared early on in the planning process. The Downtown Advisory
Committee (DAC) reviewed its contents and provided comments before the concept plans were prepared by the
consulting team. Excerpts from this section can be found in the main Downtown Strategic Plan report.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report

Overview
The “Data Collection and Analysis Report” contained in Appendix C is the report reviewed by the Downtown Advisory
Committee (DAC) and distributed to the Village of Glen Ellyn Board of Trustees. A few modifications were made to
the original report to fit into the format of the Appendices document of (supplement to) the Village of Glen Ellyn
Downtown Strategic Plan. The Appendix C sections are as follows:
1.
2.
3.
4.
5.
6.
7.
8.

Overview
Community Context
Land Use
Public Policy
Physical Conditions
Circulation and Transportation
Civic Spaces and Events
Public Participation
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Community Context
Definition
“Community Context” is the identification of the physical, demographic, and economic features of the Village as it
relates to the Downtown, the Village as a whole, neighboring communities, and the region.

Overview
The Village of Glen Ellyn is a suburb approximately 20 miles west of Downtown Chicago. According to the 2000 U.S.
Census, the total population is approximately 27,000 people, with a median age of 37 years. Forty-eight (48.8%) of
the population is male, and 51.2% is female. The ethnic make-up of the Village includes 89.5% white, 4.7% Asian,
and 2.1% black. The median household income is $74,800, and the median value of a single family home is
$274,800. Seventy-two percent (72%) of the working population drives alone to work, while 12% takes public
transportation. Fifty percent (50%) of the households have two vehicles, 33% have one vehicle, 13% have three or
more vehicles, and 5% have no vehicle. The largest proportion of the Village’s housing stock was built between 1940
and 1959 (22%). There are 6,742 single family owner-occupied homes Village-wide.
Although the Glen Ellyn area was first settled in 1833, the Downtown area didn’t become the center of the community
until the Danby Train Station was constructed in 1852 after the railroad was constructed in 1848. Historically, the
Downtown has been an anchor for shopping, and over time it became surrounded by single family residential
neighborhoods. In general, the Downtown has evolved from stores that met the daily needs of the community
(department- and “five and dime”-types of retail) to services and specialty stores (restaurants, boutiques, etc.) The
Downtown is supported by a passionate citizenry and has a loyal group of shoppers. In addition, the Downtown is
impacted by newer regional shopping centers such as Danada Square East Shopping Center in Wheaton, Yorktown
Mall in Lombard, local shopping corridors such as Roosevelt Road, and older community-based centers such as
Downtown Wheaton. Currently, the Downtown is in another transition due to surrounding competition, efficient
regional retail shopping centers, a recent nationwide economic downturn, and a lack of a cohesive economic
strategy.
Downtown Glen Ellyn is traversed by a rail corridor. The Union Pacific Railway (UPRR) owns the rail right-of-way,
where the rail infrastructure is both a divider and a connector for the community. It is a divider because
approximately 180 freight and passenger rail trains pass through the Downtown on a typical day, resulting in the
disruption of the flow of pedestrian, bicycle, and automobile traffic, and dividing the Downtown into north and south
halves. It is a connector because the Glen Ellyn train station is a stop on the Metra/UP-West Line, connecting the
community to Elburn to the west and Downtown Chicago to the east.
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Roosevelt Road is also a divider and a connector for the greater Glen Ellyn area. It is a divider with an average
annual daily traffic volume of 43,700 vehicles, resulting in a pedestrian-, bicycle-, and automobile-unfriendly corridor,
where someone – if given the option – may choose not to cross if it wasn’t necessary. Also, there is a higher social
status associated with the homes and neighborhoods north of Roosevelt Road compared to the homes and
neighborhoods to the south of Roosevelt Road. Roosevelt Road connects the Village to other local communities,
and regionally through a connection with the interstate system.
Community-based organizations in the Village include the Chamber of Commerce, the Economic Development
Corporation, and Go Downtown!, to name a few. In addition, the College of DuPage is willing to partner with the
Village of Glen Ellyn on Downtown projects and initiatives for the mutual benefit of both parties.

Neighboring Communities
Glen Ellyn’s immediate neighbors along the Metra/Union Pacific Line are Wheaton to the west, and Lombard to the
east. Other neighboring communities include Carol Stream and Glendale Heights to the north, and Lisle and
Downers Grove to the south.
Greater Glen Ellyn Map
Wheaton and Downers Grove are
experiencing active downtown
reinvestment levels. Wheaton’s
downtown is the future home of First
Trust Portfolio’s headquarters, and
Downers Grove’s downtown is home to
many mixed-use and multiple family
developments. Both have newer parking
structures in their Downtowns as well.
In Wheaton, the central business district
is a focus of the community
representatives. The Courthouse
Square development – which honors the
history of Wheaton – will provide more
than 200 dwelling units in the downtown
when all phases are completed. The
Wheaton Property Partners’ retail,
commercial, and parking garage
development will be home to First Trust
Portfolio, and provide approximately
20,000 square feet of retail space and
400 parking spaces in the downtown,
resulting in more foot traffic for local
merchants.
In addition, the City of Wheaton hired a retail consultant to work with City staff and Wheaton business groups to
recruit and retain businesses in the downtown.
Other priorities for the City of Wheaton include a pedestrian underpass in the Central Business District, affordable
housing, (for senior, young family, and other households), green initiatives, and revenue-enhancement alternatives.
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Former Downers Grove Mayor Krajewski was very instrumental in bringing reinvestment into his downtown, had a
developer-friendly attitude, encouraged the use of Tax Increment Financing (TIF) funds for redevelopment, and
recently spoke at a Go Downtown! membership meeting. The TIF funds have primarily been used for subsidizing
infrastructure improvements.
The Village of Downers Grove established an Economic Development Corporation in 2006; however, the focus of this
group is on the community outside of the downtown area. The Downers Grove Downtown Management Corporation
focuses on downtown issues and is funded by the Village.
Downers Grove recently completed a development “pattern book” (an existing conditions book of the downtown
buildings), which will serve as a guide to the creation of Design Guidelines (expected to be adopted in January 2009).
There has been a lot of interest in housing in Downers Grove downtown area, including buildings with a potential
building height of six to seven stories, townhouses (with an estimated value of $400,000-700,000), and senior
housing. A parking deck was recently constructed behind some downtown buildings (it is approximately 2.5 years
old) and has helped with some of the downtown parking issues. Currently, the Village is focusing on public plazas
and greenspaces in the downtown area.
Both of these nearby communities – and other communities such as Lisle – can serve as resources and inspiration
for the Village of Glen Ellyn as it pursues future reinvestment in the Downtown.

Community History
From Babcock’s Grove in 1833, to DuPage Center in 1834, to Stacy’s Corners in 1835, to Newton’s Station in 1849,
to Danby in 1851, to Prospect Park in 1874, and Glen Ellyn in 1891, the community has changed with its names and
the times. The original settlement location for the Glen Ellyn area was at Stacy’s Corners. The center of the Village
relocated when the railway was constructed and Danby Station was constructed. In 1891, Glen Ellyn was advertised
as Chicago's newest suburb and health resort. In the 1920s, the Village’s Plan Commission influenced architectural
standards with Old-English Tudor and Half-Timber as the preferred architectural styles. The Downtown has
transitioned over the years from a rail-oriented trading post to a full-service Downtown with retail anchors such as
Sears to a struggling community shopping center that competes with auto-oriented shopping centers such as Danada
Square East Shopping Center at Butterfield Road and Naperville Road in Wheaton.

Current Community
The Village of Glen Ellyn is a desirable community in which to live. The high-quality housing stock and school
districts, with convenient access to neighboring communities and the region, are key features that families look for.
In addition, the Downtown is a major selling-point for those who choose to buy a home nearby.
Most customers of Downtown retailers and restaurants originate from within Glen Ellyn, Wheaton, or other nearby
communities. As described in the main report, more than 80% of those responding to the Downtown Glen Ellyn
merchant survey indicated that they traveled fewer than ten minutes to reach their destinations in the Downtown.
More than 70% of respondents reside within the Glen Ellyn zip-code (60137). The primary market area for
Downtown retail uses is estimated to extend two to three miles from the Downtown, generally bounded by North
Avenue and Butterfield Road to the north and south and I-355 and Naperville Road/Main Street – Wheaton to the
east and west.
The perception of a parking shortage – and the reality of a less-than-ideal public parking arrangement – affects the
Downtown. It keeps potential customers from considering the Downtown as a potential shopping destination, or – for
those who do visit the Downtown – they may choose to shop elsewhere because there is no available parking space
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within a preferred distance from their desired destination(s), they are unaware of all the off-street parking lot locations
available to them, or they are unaware that they are able to park in some lots after 11:00 a.m.
The Downtown has serviced the community for over 100 years; therefore, interior and exterior maintenance of – and
upgrades to – the older buildings are necessary to service the community now and for future generations. The
streetscape has many positive qualities – street trees in the core area, continuous sidewalks, on-street parking, and
street furnishings, to name a few items; however, it also needs to be maintained and enhanced through additional
street trees outside of the core area, regular pavement safety checks, a coordinated snow removal and ice
prevention system, and more frequent trash and recycling collections.
The existing vision for the Downtown in the 2001 Comprehensive Plan includes an “active, pedestrian-oriented area
containing an exciting mix of shopping, entertainment, public, and residential uses”. In addition, a new commuter rail
station, protection from through traffic, and safety and convenience for pedestrians and bicyclists are envisioned. A
full-time “champion” of the Downtown is needed in order to infuse this vision into the Downtown.
Youths and stay-at-home-moms are primary consumers in the Downtown. Requests made during the Main Street
Design Studio and Charette event included shops with basic necessities at affordable prices (including children’s
clothing), men’s stores, and after school activities and events for children (especially when they have half-days off).
Downtown’s commercial competition within the community is located along Roosevelt Road and Stacy’s Corners.
Roosevelt Road is the primary commercial corridor in Glen Ellyn. It has approximately 720,000 square feet of retail,
with an Average Annual Daily Traffic (AADT) for the Roosevelt Road corridor of 43,700 vehicles.
Stacy’s Corners is the first commercial center in Glen Ellyn. It has approximately 28,000 square feet of retail, with an
Average Annual Daily Traffic (AADT) for the St. Charles/Geneva Road corridor of 18,500-19,200 vehicles.
Downtown is the heart of the community of Glen Ellyn. It has approximately 255,000 square feet of retail, with an
Average Annual Daily Traffic (AADT) for the Main Street corridor of 9,500 vehicles.
The Downtown has many advantages, which include:








A central location and preferred destination for the affluent and loyal residents of Glen Ellyn.
Proximity to I-355 and its associated transportation linkages.
A Metra station, which enhances accessibility and stimulates some demand for retail goods and services
from commuters.
The Illinois Prairie Path, connecting the Downtown to other communities with other modes of transportation.
Glenbard West High School located just outside the Downtown area.
Historic architecture.
A growing number of eating and drinking establishments, a grocery store that attracts frequent visitation of
local households, and a variety of unique, specialty merchants and service providers with loyal followings.

While the Downtown has many advantages, there are several trends that indicate a downturn. Recently, Downtown
Glen Ellyn has experienced increasing store turnover and increased vacancy rates. Over 40% of the vacant retail
space in Glen Ellyn is located Downtown. Downtown’s share of Village-wide sales decreased to 19% in 2005 from
20% in 2000 and a high of 21% in 2004. A shift in the Downtown commercial establishments – in which retail stores
and associated employment opportunities are being replaced with service businesses and associated employment
opportunities – is consistent with regional and national trends.
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Community Organizations
The Village has many community organizations that are passionate about the success of Glen Ellyn, and for some,
the health and vitality of the Downtown is its primary focus. Those organizations and other entities are willing to help
the Village implement its Downtown Strategic Plan once it’s adopted.
Chamber of Commerce
"The purpose of the Glen Ellyn Chamber of Commerce is to foster and promote the business and professional
interests of Glen Ellyn and adjoining areas, and to promote the welfare of the Glen Ellyn Community." (Source:
www.glenellynchamber.com)
Downtown Glen Ellyn Alliance
“Glen Ellyn’s downtown business district, with its independent retailer base, faces enormous competition from
surrounding options for shopping in metro Chicago. To help offset this competition, the Village of Glen Ellyn, the
Glen Ellyn Economic Development Corporation, the Village of Glen Ellyn Central Business District Retail
Merchants and the Glen Ellyn Chamber of Commerce came together in 2006 to create a central business district
retail partnership, also known as the Downtown Glen Ellyn Alliance. The Downtown Glen Ellyn Alliance is a
separate entity from the Village of Glen Ellyn whose goal is to increase foot traffic and sales in the central
business district by planning events and heightening awareness and visibility of downtown Glen Ellyn as a
destination for shoppers and diners. To reach this goal the Downtown Glen Ellyn Alliance is working with the
entire central business district community to (plan events that) market and promote (Downtown) Glen Ellyn. The
Downtown Alliance is also in the process of creating additional downtown events to attract additional customers
in the downtown.” (Source: Downtown Glen Ellyn Alliance.) A commitment to fund the Downtown Glen Ellyn
Alliance was made for a temporary period of 2006 through 2009, with an option to extend its funding and
responsibilities thereafter.
Economic Development Corporation
“The mission of the Glen Ellyn Economic Development Corporation (EDC) is to provide an environment that is
conducive for attracting and keeping business in Glen Ellyn.” (Source: www.glen-ellyn.com/edc)
Go Downtown!
“A resident-based organization dedicated to celebrating and supporting Glen Ellyn’s historic downtown
commercial district.” (Source: www.downtownglenellyn.com)
Historical Society
“The purpose of the Society is to investigate and study the history of Glen Ellyn and vicinity.” (Source:
www.glen-ellyn.com/historical)
Citizens for Glen Ellyn Preservation
The mission statement for the Citizens for Glen Ellyn Preservation is:
“We are a group of citizens who want to safeguard the distinctive character, history and architectural integrity of
the Glen Ellyn community through historic preservation, planning and sensible growth.
”The members of Citizens for Glen Ellyn Preservation came together because of their concern about the number
of teardowns in the Village of Glen Ellyn, the types of buildings targeted for teardowns and the size of the
structures replacing those buildings.
“We believe that Glen Ellyn can preserve its cultural history and built-environment just as other cities, towns and
villages are doing throughout Illinois and the country. Our goal is not to stop teardowns altogether, but
encourage the Village government to reduce the rate of teardowns of homes and buildings that are historically
and architecturally significant.
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“We believe that citizens joining together can make a difference and that we can bring another point of view to
the Village government.” (Source: glenellynpreservation.org/site/about.html)
It is recommended that these organizations be assessed and reorganized to improve their effectiveness to champion
Downtown issues. These organizations can affect the business climate, create a customer-friendly place to do
business, facilitate Downtown reinvestment, and organize promotions and marketing. In addition, all efforts need to
be coordinated with the Village of Glen Ellyn.
Public Resources
In addition to the community organizations, other public resources protect the community, educate the students, and
provide recreational opportunities for all members of the Village of Glen Ellyn.
Department of Planning and Development
“The Department of Planning and Development administers codes associated with development and building
safety. The Department is responsible for coordinating, reviewing and monitoring private and public
developments, primarily through the interpretation and administration of the Zoning Code, Building Code, Electric
Code, Plumbing Code, Subdivision Regulations, Grading and Stormwater regulations, Appearance Review
Guidelines, and Sign Code.” (Source: www.glenellyn.org/plandev/plan.htm)
Glen Ellyn Police Department
The Glen Ellyn Police Department is “committed to providing a high level of law enforcement services to our
residents, businesses and visitors.” (Source: www.glenellyn.org/police/police.htm)
Glen Ellyn Volunteer Fire Company
“The mission of the Glen Ellyn Volunteer Fire Company is to provide timely, professional, and safe emergency
service for the preservation of life and property. Minimizing fire loss and the patient's best interest are always
first priority with the Glen Ellyn Volunteer Fire Company.”
“We are committed to continuous improvement in providing ’state-of-the-art‘ fire suppression/prevention and
patient care for all we serve. To that same end, we are committed to the advancement of our members while
continuing our history of quality service to the community.” (Source: glenellynfire.com/index.shtml)
Glen Ellyn Library
“The mission of the Glen Ellyn Public Library is to provide information, an extensive collection of materials, and
programs which enrich and enhance the quality of life in the community. The Library endeavors to furnish open
access to both print and electronic sources to foster life long learning and the cultural life of patrons.” (Source:
www.gepl.org/library/atl_m.html)
Glen Ellyn Park District
“The Park District’s mission is driven to foster diverse, community based leisure opportunities, through a
harmonious blend of quality recreation programs, facilities and open space which will enhance the quality of life
into the future. The Park District is celebrating 85 years of meeting that mission and will continue to provide
excellence in our programs and our parks for future generations.” (Source: www.gepark.org/boa_board.htm)
Milton Township
“The mission of the Assessor’s Office is to assess all properties in a manner that is fair, accurate, and equitable
to all.” (Source: www.miltontownshipassessor.com/)
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Schools
Glen Ellyn is served by three public school districts and the College of DuPage.
Glen Ellyn School District 41
“It is the mission of District 41 to advocate for students enabling each one to optimize his/her potential within
a culture of continuous improvement.” Vision: Exceptional Learning in a Respectful and Supportive
Environment. (Source: www.d41.dupage.k12.il.us)
Glenbard High School District 87
“Glenbard District 87 is a school community where all students are empowered to become self-directed
learners who contribute to our world and are inspired to pursue their dreams.” Motto: Inspire…Empower…
Succeed. (Source: www.glenbard87.org)
Community Consolidated School District 89
“The mission of Community Consolidated School District 89 is to prepare our students for a successful
future through continuous improvement of learning, satisfaction, and resource utilization.” Motto: Learning
for Life. (Source: www.ccsd89.org)
College of DuPage
“The mission of College of DuPage is to be at the forefront of higher education, serving the needs of the
community. The college will be the first place residents turn to for the highest quality educational and
cultural opportunities. The college will serve as a model of distinction for community college education.”
(Source: www.cod.edu/mission_priorities/mission.htm)
It is recommended that these resources be recruited to be more involved in the Downtown events and activities. In
addition, all efforts need to be coordinated with the Village of Glen Ellyn and other community groups.
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Other Resources
In addition to the community organizations and public resources, other entities are providing their resources to help
the Glen Ellyn community.
Harris Bank/SCORE
Harris Bank, in cooperation with SCORE
(Counselors to America’s Small Business), has
developed a six-month free seminar program to
help small businesses get started and grow.
The sessions are held at the Glen Ellyn Public
Library on the second Tuesday of each month,
from May 13, 2008, to October 14, 2008.

DuPage Public Action to Deliver Shelter (PADS), Inc.
The mission of DuPage PADS is “to end and prevent homelessness in DuPage County.” This organization was
mentioned many times throughout the public participation process. As of the writing of this report, the Glen Ellyn
Police Department is investigating the homeless situation in the Downtown area.

Media

There are numerous media outlets that support communication in Glen Ellyn and the surrounding communities.
These outlets need to be a part of the overall promotion and communications efforts for the Downtown. A “brand” for
the Downtown should be determined during the planning process or right after the adoption of the Downtown
Strategic Plan during the early stages of implementation. The brand name should be simple and have positive
qualities.1 Many of the Downtown stores and organizations currently utilize the “Glen Ellyn Style” logo and imagery.
A new focus for the Downtown may result from the strategic planning process; therefore, this brand should be
revisited if it doesn’t emulate the new Downtown vision.

1

The Importance of Branding – Can it Really Make a Difference? http://EzineArticles.com/?expert=Charles_Fuchs.
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Internet – Village Website
www.glenellyn.org
Cable
“Glen Ellyn Television” is the Village’s public access cable channel on Channel 17 (via Comcast and Wide Open
West). Local interest programs such as community news, local sports, and entertainment are Glen Ellyn
Television broadcasting examples. The community is allowed to make programming requests.
Local Print
Daily Herald
Chicago Tribune - DuPage Editorial Bureau
The Glen Ellyn News
Glen Ellyn Sun
Courier (College of DuPage Campus Newspaper)
Danby - Glen Ellyn Life Magazine
The Business Ledger
The Glancer Magazine
School News
Local Radio
WDCB Radio (College of DuPage Radio)
WHTN Radio (Wheaton College Radio)

Key Thoughts
The Village of Glen Ellyn has a strong history from which to build upon. It is recommended that the roots of the
community be nurtured and incorporated into the branding of the Downtown; the historic character of the Downtown
be maintained, enhanced, and complemented by future development; the events be enhanced to draw more
residents and visitors into the Downtown, as well as be supported by the Downtown merchants; and the community
organizations coordinate and/or merge with each other to streamline the communication and interaction between the
Village, the merchants, the residents and the visitors, as well as eliminate duplication of efforts. These
recommendations will be further refined and examined later in the full report.
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Land Use
Definition
Land Use is the way a piece of real estate is utilized. Existing, proposed, and adopted land uses all play a role in the
planning process. Once a land use plan is adopted, the next step is to take measures to ensure that the proper
public policies are in place to realize the Village’s vision.

Overview of Existing Land Use
A community’s land use plan provides a “blueprint” from which private and public investment resources will be
directed. There are different kinds of land uses, including: existing land use (how a piece of property is currently
used), proposed land use (how a piece of property could be used), and adopted land use (how a piece of property
expects to be used based on an official decision by the elected officials of a community). Words that generally
describe the land uses in any Downtown area include: retail, service, restaurant, office, mixed-use (office or
residential above first floor retail), residential, transportation, and vacant. Words that more specifically describe the
uses in the Downtown that reflect the character and ambiance of the Downtown include: specialty stores, sit-down
restaurants, movie theater, architectural office, multiple-family residential, and train station.
The existing land uses in Downtown Glen Ellyn are consistent with a very successful and vibrant suburban core.
Glen Ellyn is the beneficiary of a renowned historic Downtown heritage with accompanying land uses that are the
result of over a century-long development pattern and progression. The Downtown is a current suburban commercial
destination that is recognized for the volume and quality of its retail and restaurant establishments. The diversity of
the Downtown uses that are in the adopted Village of Glen Ellyn Comprehensive Plan include: Downtown
Commercial, Public/Governmental, Church, Medium-Density Residential, Low-Density Attached Residential, SingleFamily Residential, and Park/Open Space.

Hardware

Street Vendor

Mixed-Use

The core retail (C5A) area includes retail, service, office, restaurant, residential, and parking uses. There is a range
of one- to three-story buildings, with a large concentration of two-plus-story buildings on Main Street (between
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Pennsylvania Avenue and Crescent Boulevard) and on Crescent Boulevard (between Main Street and Forest
Avenue). Other than a few buildings with residential uses between Duane Street and Hillside Avenue, the uses in the
core area are commercial in nature.
The service (C5B) area includes civic and institutional uses such as the Civic Center, Fire Station, Post Office,
Library, and several churches. In addition, it includes retail, service, general office, medical office, restaurant,
residential, parking and park uses. Recently, several new, large-scale developments have been constructed,
including a medical clinic and multiple family residential developments on Pennsylvania Avenue. Other recent
developments include a new bank and a remodeled/expanded insurance office on Pennsylvania Avenue, and two
mixed-use buildings near the intersection of Crescent Boulevard and Park Boulevard. Several newer developments
have received mixed reviews by the public, and any negative comments have been primarily due to the modern
building designs that have few if any ties to the historic character of some of the older Downtown buildings.
The Prairie Path Park (less than a ½-acre) and Volunteer Park (less than a ¼-acre) are small enough to
accommodate passive recreational uses (sitting, reading, eating, etc.); however, they are unable to accommodate a
central gathering space for a community of 27,000 people. A “rule of thumb” for transit-oriented development (TOD)
design is to create a civic space of real importance adjacent to transit and declare its importance in the design.1
Most of the multiple family developments are located on the outer “four corners” of the Downtown study area. A few
dwelling units can be found in the core and service areas as well. General “rules of thumb” for residential densities
include 50 to 100 dwelling units per acre to accommodate Metra rail, and 20 dwelling units per acre to reduce
dependency on the automobile and increase transit ridership. There are no density standards in the C5A or C5B
districts related to the number of permitted dwelling units on a given property. The “R4” (Multiple Family) Residential
District on the periphery of the Downtown study area allows up to a maximum of 17 dwelling units per acre.
The rail corridor is a dominant feature of the Downtown. It serves as a passenger connector to the Chicagoland
region, a freight corridor to locations across the country, and a divider of the Downtown when the trains pass through
and/or stop in the Downtown area. In addition, the Illinois Prairie Path connects bicyclists and pedestrians from the
region to Downtown Glen Ellyn.
Private, public off-street, and public on-street parking is provided throughout the Downtown; however, it is not
conveniently-distributed and/or it creates a gap in the primary Downtown streetscape (e.g. the “South Main” lot by the
flower clock).
Many of the Downtown parcels are small; therefore, any redevelopment efforts will likely require the merger of two or
more parcels to make the reinvestment financially-feasible for the developer and property owner(s).

Downtown Panoramic View – Northeast Corner of Main Street and Railroad Tracks
1

Transit-Oriented Developments (TODs) are mixed-use neighborhoods focused around a transit station. Information
provided at a two-day Transit-Oriented Development Design seminar hosted by AICP Planners Training Service.
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Adopted Land Use
The Village of Glen Ellyn Comprehensive Plan, prepared by Trkla, Pettigrew, Allen & Payne, Inc. with Parsons
Transportation Group, was adopted on April 9, 2001, by Ordinance Number 4930. It serves as an update to the
Village’s 1986 Comprehensive Plan.
Village of Glen Ellyn Comprehensive Plan and Summary
Many of the issues that were considered for the Downtown in 2001, continue to affect the Downtown today.
Sample of Comprehensive Plan Issues
The following list contains a sample of the full list of the Village’s Comprehensive Plan issues for the Downtown area:













The Downtown is the “historic commercial and multi-purpose focal point” for the Village of Glen Ellyn
community.
The Downtown could be enhanced and compatible, high-quality redevelopment should be promoted in the
area. New buildings should be compatible with the existing, predominant architectural styles found in the
Downtown.
Rail traffic causes delays in vehicular, bicycle, and pedestrian traffic.
Parking is not well distributed in the Downtown.
The Downtown should consist of an “exciting mix of retail, service, entertainment, office and public uses, as
well as housing units.”
The Glen Art Theater should be maintained and enhanced.
Multiple family residential could serve as buffers between commercial uses and single family
neighborhoods, and add “life and vitality” to the character of the Downtown.
Maintenance and repairs are needed, including buildings and surfaces (pavement).
Storefront façade improvements are needed.
Metra riders base their impressions on the community by what they see from the train.
Pedestrians should be a priority.
A small new “forecourt” to the Glen Ellyn Civic Center should be constructed along the north side of Duane
Street.

In general, the update to the 1986 Comprehensive Plan scales back the intensity of development around the
periphery of the Downtown, ensuring the protection of existing single family homes and focusing the commercial
closer to the heart of the Downtown.

Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001)
Prepared by: Trkla, Pettigrew, Allen and Payne, Inc. with Parsons Transportation Group
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Summary of Comprehensive Plan Implementation Recommendations
Since the adoption of the Comprehensive Plan in 2001, several sites have been redeveloped, have been given
consideration of being redeveloped, or have remained as-is without any potential redevelopment activity:
Redeveloped
Site D: The DuPage Medical Clinic (west of Prospect Avenue) and The Mews (residential between
Glenwood Avenue and Prospect Avenue) developments are near completion. In addition, a new
dental office is located at the intersection of Pennsylvania Avenue and Western Avenue, and a new
statue has been erected near the Fire Station, (at Main Street), commemorating the 100-year
anniversary of the Glen Ellyn Volunteer Fire Company.
Site E: Harris Bank completed and operating.
Received Village Approval
Site C: Approval for seven units of “rowhouses” on Duane Street between Glenwood Avenue and Prospect
Avenue. The units will be divided between two buildings.
Considered for Redevelopment
Site A: Main Street parking lot and “Flower Clock” site.
Status Quo
Site B: No redevelopment; however, new businesses have moved into the existing structures in this area
and in the building at the corner of Main Street and Duane Street.
Site G: No redevelopment; however, new businesses have moved into the existing structures near Main
Street.
Site F: No redevelopment; however, new businesses have moved into this area.
Site H: The property at 475 Duane Street was redeveloped into first floor office and residential above.

Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001)
Prepared by: Trkla, Pettigrew, Allen and Payne, Inc. with Parsons Transportation Group
Much of the redevelopment activity has occurred along Pennsylvania Avenue since 2001.
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Core Pedestrian and Shopping Area
The core pedestrian and shopping area is generally bound by Pennsylvania Avenue to the north, Hillside Avenue
to the south, Glenwood Avenue to the west, and Forest Avenue to the east. The Glen Ellyn Depot is located
along the eastern edge of the shopping area and should be replaced.
Streetscaping expansion and enhancement opportunities are located along the rail corridor and Duane Street, in
addition to the entire pedestrian and shopping area.
Redevelopment opportunities are identified in the northwest and southwest corners of the overall Downtown
area, while the residential neighborhoods surrounding the Downtown are identified to be maintained, preserved,
and protected.
Gateways into the Downtown include Main Street, Park Boulevard, and Pennsylvania Avenue. Internal
circulation enhancements for pedestrians include the rail crossings at Prospect Avenue, Main Street, and Park
Boulevard.

Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001)
Prepared by: Trkla, Pettigrew, Allen and Payne, Inc. with Parsons Transportation Group
In general, many of the features identified in the 2001 Comprehensive Plan still hold true today. Some observed
differences include: the possibility that the core shopping area is more focused along Main Street and Crescent
Boulevard west of Forest Avenue, and less so on other side streets and periphery streets; other gateways and
wayfinding features should include the Main Street intersections with Geneva Road, Hill Avenue, and Roosevelt
Road, and Park Boulevard intersections with Hill Avenue and Roosevelt Road;
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Key Thoughts – Proposed Land Use
Potential future land uses will be considered later in the Downtown Strategic Plan process after the data collection
and analysis phase is complete; however, based on the recommendations of Glen Ellyn’s residents, merchants and
stakeholders who gathered throughout the public involvement process – and the recommendations of the Market
Analysis and Strategic Action Plan for Downtown Glen Ellyn, prepared by Gruen Gruen + Associates – the proposed
land uses which should be considered for the Downtown Strategic Plan include the following:
Proposed Land Use

Purpose

Community Greenspace

Provide a large area for the citizens of Glen Ellyn to gather in the Downtown
for recreation and socialization (picnics, concerts, events, etc.) This urban
park should be an iconic space designed as trophy landscape that is
recognized internationally for its character and charm. The success of the
park will spill over to the Downtown economics by functioning as a magnet
for people who also will be consumers for Downtown retail.

Mixed-Use

While retail and restaurant uses should be reserved for first floor space
throughout the core of the Downtown, it is important to increase the overall
density and activity in the Downtown. This additional density will increase
the consumer population of the Downtown to fuel the economic engine to
support the existing and future retail. Mixed-use redevelopment is a key
means for accomplishing this objective. Although mixed-use can be
described as office above first floor retail, ensure that any new
developments accommodate residential dwelling units above first floor retail
(in the core shopping district) and above first floor office (on the periphery of
the Downtown). In addition, ensure that existing buildings are remodeled
and new infill development is historically-sensitive.

Office and Service

The infusion of additional service businesses and professional and medical
offices into the Downtown would increase employment and thus the
demand for retail and other services. Businesses and offices are typically
daytime consumers; however, they can spill-over into evening and weekend
consumption as well. The location of these businesses must be
strategically positioned so as not to interrupt critical retail street corridors.
An appropriate location is above or below first floor retail in a mixed-use
setting or a site that is on the periphery of the Downtown core.

Multiple Family Residential

There is a demand for Downtown residential living for people who want to
enjoy the benefits of the Downtown including charm, convenience, and the
cluster of services available within a comfortable walk from home; therefore,
the opportunity exists to provide additional dwelling units for all sectors –
particularly empty-nesters (couples who no longer need a big house but
want to remain in Glen Ellyn) and young professionals (individuals and
couples with good salaries who want to live in Glen Ellyn but don’t need or
want a house at this stage in their lives).
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Single Family Residential with
Accessory Dwelling Unit

There are a limited number of single family residential homes in the
Downtown study area, several of which have charm and historic value. The
opportunity exists to provide single family property owners the option to add
on to their homes, to add on the top of their garages, or to remodel a portion
of their existing homes to accommodate an accessory dwelling unit. (An
accessory dwelling unit is similar to an efficiency apartment, and the unit
size is approximately 600 square feet in area.)

Civic and Institutional

The charm and architectural richness of Glen Ellyn’s Downtown exists partly
because of the elegance of many civic and institutional buildings. These
buildings and the viewsheds to these buildings must be recognized and
either preserved or enhanced. New civic and institutional uses should also
be considered and be accompanied with the strictest standards of
architectural excellence.

Parking

Provide additional parking to accommodate the needs of future
development, including the event and recreation programming for the
community greenspace. Parking improvements should be coupled with
efficient traffic circulation recommendations. Additionally, the Village may
opt for a parking garage, which could liberate existing parking fields for
higher and better uses.
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Public Policy
Overview of the Village Code
Public policies are official actions by the Village Board and President, and are usually documented by ordinances and
resolutions. The Village Code contains all local laws for Glen Ellyn, including rules and regulations for: the Village
Board, commissions, fire safety, police protection, buildings, health, public rights-of-way, parks, and zoning.
Zoning
Zoning is a tool that helps implement the adopted land use plan for a community. It contains regulations to provide
consistency with the adopted land use plan and with neighboring properties within the same district. Zoning codes
should contain a purpose statement, a variety of districts that address each land use contained within the land use
plan (including the placement, size, and spacing of land and buildings), and definitions to clarify terms within the
regulations. In addition, an official zoning map is required in order to tie zoning regulations to the properties within a
community.
Zoning Code
The Glen Ellyn Zoning Code (Title 10, “Zoning Code”) was adopted by Village Ordinance Number 3617-Z, and has
been amended 27 times since its adoption on May 8, 1989. The purpose of the Zoning Code is to protect and
promote the health, safety, morals, comfort, and general welfare, of the public. The Zoning Code is included in the
Village Code by reference.
Zoning Code Highlights
Some of the elements sought in the purpose statement of the Zoning Code include:




Development Design Flexibility
Innovation
Comprehensive Plan Implementation

Key items of the Zoning Code include:




The regulations are minimum standards to be achieved.
Each zoning district (e.g. “R4” Residential District, “C5A” Central Business District, etc.) stands alone,
and its regulations are not cumulative and do not apply to other “District Regulations”; however, they do
cross-reference “Supplementary Regulations” and other chapters within the Zoning Code.
Land uses not specifically identified in the Zoning Code shall be compared to the uses listed in the
Standard Industrial Classification (SIC) Code to determine whether or not the use in question is
compatible with – or similar to – uses specifically identified in the Zoning Code language.
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Zoning Districts within the General Study Area:
“CR” Conservation/Recreation District
Within the general study area, the “CR” Conservation/Recreation District is centered around the Union Pacific
Railway corridor, and includes the railway, commuter parking, the train station (“Glen Ellyn Depot”), the Illinois
Prairie Path, and Prairie Path Park.
Only open space and passive recreation uses are permitted by right in this district. Buildings, structures, and
principal activity areas need a Special Use Permit prior to the construction of and/or amendment to their
facilities. Cemeteries, nurseries, outdoor merchandise displays, recreational facilities, and public utilities also
require Special Use Permits in this district.
“R2” Single-Family Residential District
The “R2” Single-Family Residential District is located along the edges and around the periphery of the general
study area, and includes single-family dwellings, and church- and school-related functions.
Single-family dwellings, public parks, playgrounds, and schools are permitted by right in this district. Thirteen
(13) use categories require a Special Use Permit, including adult day care centers, child day care centers,
nursery schools, churches, and public uses (such as buildings, parking lots, and facilities, owned, used, or
operated by any governmental agency).
“R4” Multiple-Family Residential District
The “R4” Multiple Family Residential District is located on the outer corners of the general study area, and the
multiple-family uses generally serve as buffers between the “C5B” and “R2” districts.
Attached single-family dwellings (six (6) units maximum), multiple-family dwellings, public parks, playgrounds,
and schools are permitted by right in this district. Twenty (20) use categories require a Special Use Permit,
including hospitals, single-family dwellings, and two-family dwellings.
“C5” Central Business District
There are two sub-districts within this district: “C5A” Central Retail Core Sub-District (centered along the Main
Street corridor between Pennsylvania Avenue to the north and Hillside Avenue to the South), and “C5B” Central
Service Sub-District (generally surrounding the “C5A” sub-district, but does not extend beyond Anthony Street to
the north, Hillside Avenue to the south, Newton Avenue to the west, and Park Boulevard to the east). There are
numerous uses permitted by right and through a Special Use Permit for both districts. The core of the
Downtown (“C5A”) is intended to have buildings with a maximum height of 45 feet (three or four stories), while
the periphery (“C5B”) is intended to have buildings with a maximum height of 55 feet (or 65 feet with zoning
bonuses).
“C5A” Central Retail Core Sub-District – Section 10-4-17.1)
There are 47 permitted uses and 45 special uses allowed to occupy this sub-district. Although many are
appropriate for a downtown shopping area (bakery, book store, florist shop, etc.), consideration should be
given to adjusting some of Section10-4-17.1(A) “Permitted Uses within Existing Building”, including the
following:
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Permitted Uses within an Existing Building – Section 10-4-17.1(A)
Laundry. Does not seem like an appropriate use for “Main Street” retail – especially if it is selfservice. If it is in conjunction with a dry cleaning establishment where a patron could also visit
other stores just before or just after pick-up, it might seem appropriate. Recommendation: If
“Laundry, Retail”, shift to “Special Uses” section. If “Laundry, Commercial”, there is time to shop
between drop-off and pick-up; therefore, the existing language could be retained.
Locksmith. Seems like an appropriate use “incidental” to another business use, such as a
hardware store. Recommendation: Add “if incidental to other permitted uses”.
Shoe Repair. Seems like an appropriate use “incidental” to another business use, such as a shoe
store. Could be a good storefront activity for passers-by to stop and observe a shoe being repaired
if there is a cobbler working during peak shopping hours. Recommendation: Consider adding the
language: “if in conjunction with other permitted uses”.
Tobacco Shop. If the Downtown’s “brand” becomes health and fitness-oriented, this is would be an
inappropriate use. Recommendation: Shift to “Special Uses” section or delete altogether.
Antennas. The smaller satellite television dishes are inappropriate “utility” devices that should not
be seen from the street in the primary Downtown area. The “Glen Ellyn Appearance Review
Guidelines” may not be strong enough to keep these dishes from appearing on building facades –
especially buildings with residential above retail. Recommendation: Shift to “Special Uses” section.
Dwelling Units: Above the Ground Floor. Dwelling units above first floor commercial are
appropriate uses in this district. Recommendation: Consider relocating this use from the “Special
Uses” section to the “Permitted Uses” section, to encourage Downtown living. In addition, consider
whether or not providing off-street and off-site parking within 300 feet (see Section 10-5-8(B)(2)) of
a mixed-use building with residential uses is appropriate.
Internet Cafe. Food and beverage establishments may want to provide wireless internet services
to their customers. Recommendation: Add this use to “Permitted Uses” and “Definitions”.
Special Uses – Section 10-4-17.1(B)
Inappropriate. The following list of uses seems inappropriate to be allowed in a “C5A” Main Street
setting, and should be considered to be removed from Section 10-4-17.1(B) “Special Uses”:
(2)
(3)
(5)
(14)
(15)
(21)
(26)
(27)
(28)
(30)
(41)
(42)
(44)

Automobile and automotive sales and service uses.
Automobile car wash.
Automobile vehicle rental (or automotive vehicle rental).
Drive-in commercial facility.
Drive-in eating place.
Hospital.
[First floor] medical or dental clinic.
Monument establishment.
Mortuary.
Newspaper office and distribution center.
Television and radio tower and antenna support structure.
Trailer or boat sales.
Veterinarian or animal hospital.
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Clarify. The following list of uses need points of clarification to ensure large buildings are not
located in the retail core and that there is ample retail-related activity on the street:
(6)

Building material sales establishment, plumbing, heating, ventilating and electrical
equipment and fixtures service and repair services; machinery and equipment sales,
service and rental; cabinet-making and custom wood working uses. Recommendation:
If the Village is comfortable with the “Special Use” process of being able to prohibit a
reduced-size, “big box” home improvement retailer from consolidating an entire block of
Downtown parcels, then ensure that the listed uses are incidental to a primary use, such
as a hardware store or interior design shop.
(7) Catering Service. Recommendation: Ensure the service is incidental to a primary
restaurant use or other retail business.
(9) Club and lodge, private, fraternal or religious. Recommendation: Ensure the premises is
utilized frequently, preferably six or seven days per week, or the use is located above
the first floor.
(10) Communication Exchange. Recommendation: Clarify term in Section 10-2-2:
Definitions.

Other. The following list of uses should be considered to be amended as follows:
(16) Dwelling units: above the ground floor, but only where commercial uses are located on
the ground floor. Recommendation: Allow as a “Permitted Use”.
(32) Outdoor merchandise, storage, promotional activities, or tents. Recommendation:
Consider allowing administrative approval of previously-approved events by the Village
Board if the event is similar to prior events.
(45) Wholesale merchandising and storage warehousing. Recommendation: Modify to read
“Wholesale merchandising and storage warehousing may be considered as a special
use, provided the use is incidental to a permitted use and not within the first 20 feet of a
storefront.”
(46) Take-Home Dinner Establishments. Food establishments where all the ingredients are
ready for the patron to prepare multiple dinners to take home and store in the freezer
and/or refrigerator until ready to use for an evening meal. Recommendation: Add this
use to the ”Special Use” section.
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Maximum Height – Section 10-4-17.1(E)
The maximum height requirements are the most restrictive for properties along Main Street and
several properties along Crescent Boulevard, Pennsylvania Avenue, Hillside Avenue, and Forest
Avenue (the specific addresses and PINs are listed in this section), where the maximum height is
45 feet (3 stories). Other properties not listed in this section are allowed a maximum height of 45
feet (4 stories). Recommendation: Consider establishing a minimum height of two (2) or three (3)
stories.
Parking and Loading Requirements – Section 10-4-17.1(G)
There are no minimum parking requirements in the C5A district. Recommendation: Consider
establishing minimum and maximum parking requirements for new residential uses, with parking
locations behind or inside the building.
Floor Area Ratio (FAR) and Lot Coverage
The absence of Floor Area Ratio (FAR)1 and Lot Coverage2 requirements seem appropriate for this
zoning district.
“C5B” Central Service Sub-District
There are 55 permitted uses and 37 special uses allowed to occupy this sub-district. Although many are
appropriate for a “C5B” peripheral downtown shopping area (bakery, book store, florist shop, etc.),
consideration should be given to adjusting some of Section10-4-17.2(B) “Permitted Uses within Existing
Buildings”, including the following:
Permitted Uses within an Existing Building – Section 10-4-17.2(B)
Laundry. Does not seem like an appropriate use for a downtown service – especially if it is selfservice. If it is in conjunction with a dry cleaning establishment (i.e. “Laundry, Commercial”) where
a patron could also visit other stores just before or just after pick-up, it might seem appropriate.
Recommendation: Shift to “Special Uses” section.
Locksmith. Seems like an appropriate use “incidental” to another business use, such as a
hardware store. Recommendation: Add “if incidental to other permitted uses”.
Shoe Repair. Seems like an appropriate use “incidental” to another business use, such as a shoe
store. Could be a good storefront activity for passers-by to stop and observe a shoe being repaired
if there is a cobbler during peak shopping hours.

1

2

Floor Area Ratio (as defined in Section 10-2-2: Definitions): The numerical value obtained through dividing the floor area of
a building or buildings by the net area of the Zoning Lot on which the building or buildings are located or intended to be
located.
Lot Coverage Ratio (as defined in Section 10-2-2: Definitions): The numerical value obtained through dividing the sum of the
gross horizontal area of the footprint of all buildings and covered or roofed structures on a Zoning Lot by the area of the
Zoning Lot on which the buildings are located or intended to be located.
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Tobacco Shop. If the Downtown’s “brand” becomes health and fitness-oriented, this is would be an
inappropriate use. Recommendation: Shift to “Special Uses” section or delete altogether.
Antennas. The smaller satellite television dishes are inappropriate “utility” devices that should not
be seen from the street in the secondary Downtown area. The “Glen Ellyn Appearance Review
Guidelines” may not be strong enough to keep these dishes from appearing on building facades –
especially buildings with residential above retail, service, or office. Recommendation: Shift to
“Special Uses” section. If roof-mounted and fully screened by parapet roofs, consider allowing by
right or writing and adopting a separate telecommunications ordinance to address this issue.
Dwelling Units: Above the Ground Floor. Dwelling units above first floor commercial are
appropriate uses in this district. Recommendation: Consider relocating this use from the “Special
Uses” section to the “Permitted Uses” section, to encourage Downtown living. In addition, consider
whether or not providing off-street and off-site parking within 300 feet (see Section 10-5-8(B)(2)) of
a mixed-use building with residential uses is appropriate.
Internet Cafe. Food and beverage establishments may want to provide wireless internet services
to their customers. Recommendation: Add this use to “Permitted Uses”.
Take-Home Dinner Establishments. Food establishments where all the ingredients are ready for
the patron to prepare multiple dinners to take home and store in the freezer and/or refrigerator until
ready to use for an evening meal. Recommendation: Add this use to “Permitted Uses”.
Catering Services. Catering services that just prepare food and beverages won’t draw a lot of
people into the Downtown area. Recommendation: Ensure the service is incidental to a primary
restaurant use.
Club and lodge, private, fraternal or religious. Recommendation: Ensure the premises is utilized
frequently, preferably six or seven days per week, or the use is located above the first floor.
Consider shifting to “Special Uses”.
Communication Exchange. Unknown whether or not this term is a “substation”, “wifi” or other
concept. Recommendation: Clarify term in Section 10-2-2: Definitions.
Mortuary. May or may not be an appropriate use for the Downtown due to the varying visitation
times and number of vehicles per service. In addition, people may not be of the mindset to visit
area merchants while they’re in the area.
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Special Uses – Section 10-4-17.2(B)
Inappropriate. The following list of uses seem inappropriate to be allowed in a “downtown” setting
in the “C5B” district, and should be considered to be removed from Section 10-4-17.2(B) “Special
Uses”:
(2)
(3)
(5)
(13)
(18)
(24)
(35)

Automobile and automotive sales and service uses.
Automobile car wash.
Automobile vehicle rental (or automotive vehicle rental).
Drive-in eating place.
Hospital.
Monument establishment.
Trailer or boat sales.

Clarify. The following list of uses needs points of clarification:
(6)

Building material sales establishment, plumbing, heating, ventilating and electrical
equipment and fixtures service and repair services; machinery and equipment sales,
service and rental; cabinet-making and custom wood working uses. Recommendation:
If the Village is comfortable with the “Special Use” process of being able to prohibit a
reduced-size, “big box” home improvement retailer from consolidating an entire block of
Downtown parcels, then ensure that the listed uses are incidental to a primary use, such
as a hardware store or interior design shop.

Other. The following list of uses should be considered to be amended as follows:
(14) Dwellings: single-family attached (provided that no more than 6 units are attached),
single-family detached, two-family and multiple family. Recommendation: Keep this
requirement in “Special Uses” for residential-only developments; however, allow
dwelling units as a “Permitted Use” above if they are above first floor commercial. In
addition, consider removing single-family detached uses from the “Special Uses”
subsection.
(23) Medical or dental clinic. Recommendation: Carefully consider relocating this item into
the “permitted use” section to streamline the approval process for the spin-off medical
uses associated with the DuPage Medical Group anchor tenant in the Downtown
(32) Outdoor merchandise, storage, promotional activities, or tents. Recommendation:
Consider allowing administrative approval of previously-approved events by the Village
Board if the event is similar to prior events.
(37) Wholesale merchandising and storage warehousing. Recommendation: Modify to read
“Wholesale merchandising and storage warehousing may be considered as a special
use, provided the use is incidental to a permitted use and not within the first 20 feet of a
storefront.”
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Maximum Height – Section 10-4-17.2(E)
The maximum allowable height is 55 feet; however, any building taller than 45 feet must step back
the front façade by 15 feet (between 45 and 55 feet) to reduce the appearance of a large building
mass. A bonus of an additional 5 feet is allowed, as long as a minimum of 75% of the below grade
floor area is used for parking. Recommendation: Consider establishing a minimum height of two
(2) or three (3) stories.
Residential-Only Structures
In addition to the requirements above, an additional five (5) feet is allowed if a residential-only
structure is set back an additional 15 feet from its base minimum setback requirement of 20 feet.
Recommendation: Consider changing the requirements for this bonus measurement to maximize
the number dwelling units in the Downtown area, and not require an additional setback.
Parking and Loading Requirements – Section 10-4-17.2(G)
Parking requirements as identified in this section for select uses are as follows:
Commercial
Office
Movie Theater
Restaurant – Carry-Out
Restaurant – Sit-Down
Residential – Efficiency
Residential – 1 Bedroom
Residential – 2 or More Bedrooms
Church

1.0 stall/250 SF
1.0 stall/250 SF
1.0 stall/3 seats
1.0 stall/40 GSF
1.0 stall/3 seats
1.0 stall/unit
1.5 stalls/unit
2.0 stalls/unit
1.0 stall/4 seats

or
or

4.0 stalls/1,000 SF
4.0 stalls/1,000 SF

or

25.0 stalls/1,000 GSF

For comparison purposes, parking requirements for other communities for the same select uses
are as follows:
Downers Grove
Wheaton3
Naperville
Section 28.1410
Article XXII
Section 6-9-3
Commercial
3.5 stalls/1,000 SF
5.0 stalls/1,000 SF
Office
3.3 stalls/1,000 SF
4.0 stalls/1,000 SF
Movie Theater
0.33 stall/seat
not specified
1.0 stall/2.5 seats
Restaurant – Carry-Out
16.0 stalls/1,000 SF
13.0 stalls/1,000 GSF
17.0 stalls/1,000 GSF
Restaurant – Sit-Down
1.0 stall/4 seats
13.0 stalls/1,000 GSF
10.0 stalls/1,000 GSF
Residential – Efficiency
1.4 stalls/unit
2.25 stalls/unit
2.0 stalls/unit
Residential – 1 Bedroom
1.4 stalls/unit
2.25 stalls/unit
2.0 stalls/unit
Residential – 2 or More Bedrooms
1.4 stalls/unit
2.25 stalls/unit
2.0 stalls/unit
4
Church
0.12 of capacity
1.0 stall/3 seats
1.0 stall/3 seats
In general, Glen Ellyn’s parking standards for the C5B district are consistent with other neighboring
communities’ standards. Recommendation: Although a parking shortage has been mentioned by
almost every participant in the planning process thus far, maximum amounts should also be
considered for the Downtown area to ensure that there is not a large number of unutilized parking
stalls in the Downtown.
3
4

The number of total stalls could be reduced by up to a maximum of 66.67%, as long as certain conditions are met as outlined
in the code.
For existing churches within 1,000 feet of the Downtown Business District (DBD). If outside the DBD, 0.25 of church capacity.
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Floor Area Ratio (FAR) and Lot Coverage
The absence of Floor Area Ratio (FAR)5 and Lot Coverage6 requirements seem appropriate for this
zoning district to accommodate redevelopment efforts.
Study Area – Existing Zoning Matrix

5

6

Floor Area Ratio (as defined in Section 10-2-2: Definitions): The numerical value obtained through dividing the floor area of
a building or buildings by the net area of the Zoning Lot on which the building or buildings are located or intended to be
located.
Lot Coverage Ratio (as defined in Section 10-2-2: Definitions): The numerical value obtained through dividing the sum of the
gross horizontal area of the footprint of all buildings and covered or roofed structures on a Zoning Lot by the area of the
Zoning Lot on which the buildings are located or intended to be located.
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Other Zoning Regulations:
Chapter 5: Supplementary Regulations
The purpose of this Chapter is to “set specific conditions for various uses, classification of uses, or areas where
problems are frequently encountered.” Elements that may impact the Downtown area include:
Section 8: Off-Street Parking Regulations
This section identifies general parking regulations, including allowing neighbors to share a
parking facility, and identifying minimum stall and aisle dimensions. Recommendation: The
idea of shared parking is appropriate for the Downtown area and the dimensions for parking
stalls, aisles, etc. are consistent with general parking standards.
Section 11: Driveway and Access Regulations
This section allows one driveway approach per Zoning Lot. There are exceptions that allow
more than one driveway per zoning lot; however, there are no exceptions that indicate where
the use of driveway approaches are inappropriate. Recommendation: In order to protect the
Village from requiring driveway and access to each zoning lot in the Downtown area, consider
adding a section describing situations where driveways are discouraged. (This is a low-priority
item.)
Section 14: Temporary Live Entertainment in Restaurants
This section allows administrative approval for two (2) temporary live entertainment events per
year in restaurants. Additional events are allowed through the “Special Use” process.
Recommendation: Any new mixed-use development should include live entertainment in its
proposed plan of operation – even if tenants are unknown at the time of application. Outlining
the method of controlling future live events gives neighbors notification of what to expect if a
restaurant or retail establishment would occupy the first floor tenant space, and gives the
building designers the opportunity to include additional noise-reducing elements in the building
design before it is constructed, if necessary. A similar concept could apply to tenant space
reoccupancies. The Village may also wish to consider allowing administrative approval of
temporary live entertainment applications in lieu of requiring a “Special Use” permit.
Section 15: Outdoor Seating for Restaurants
This section allows outdoor seating for restaurants. Basic requirements include locating the
seating on private property, (or entering into a license agreement with the Village to allow
seating on public property), and ensuring a five-foot (5’) wide clear pedestrian and
handicapped passage area. Recommendation: Since most outdoor café seating will be
located on public property in whole or in part, this requirement seems reasonable. As concept
plan alternatives are created later on in the planning process, sidewalk widths and other
circulation dimensions should be considered for potential alteration.
Section 16: Outdoor Beautification Displays
This section allows outdoor displays in the C5A and C5B districts. A display of statues,
sculptures, or similar works of art, requires an annual permit with – and a fee payment to – the
Village. In addition a certificate of insurance must be submitted to the Village. Live or
imitation plant displays do not require a permit or fee. A maximum of two (2) outdoor displays
of statues or art, for a maximum of 10 square feet, are allowed without a “Special Use” permit.
Recommendation: Simplify the process of adding “life” to a street for both the business
owners and the Village, by considering an alternative such as creating an “Outdoor
Beautification Master Plan” (where zones for beautification items are identified and one
application and one certificate of insurance is submitted by a business association). In
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addition, encourage the use of live (versus imitation) plants in the displays – they provide a
more “lively” ambiance. Local florists could coordinate with their suppliers on obtaining a
coordinated variety of plants and containers for the different business owners to choose from,
similar to what the Chamber has done in the past. This will provide an overall theme to the
streetscape, and minimizes the amount of effort a non-plant-based business owner needs to
put into beautifying his/her storefront.
Painted Plant Pots
The painted planters program (plant pots painted by different members of the community) is a
great program for the Downtown.

McChesney and Miller Painted Pots in 2008
Other Village Regulations (Title 4: Sign Code)
The Village’s Sign Code was originally adopted on March 25, 1993, by Ordinance Number 3995-VC. The
primary purpose of signage in general is “to help people find what they need without difficulty or confusion.”
The intent and purpose of the Sign Code is to establish “standards and regulations for the erection, display,
safety and maintenance of signs”, encourage “the general attractiveness of the community”, and protect property
values. The objectives of the Sign Code are:
(A) Effective Communication. A reasonable, orderly and effective display of signs.
(B) Public Welfare. Preserve, protect, and promote the public’s health, safety, and welfare.
(C) Zoning Ordinance. Compatibility with the land use objectives in the Zoning Ordinance purpose
statement.
(D) Conflicting Regulations. The most restrictive of the rules, regulations, and ordinances – or the sign
code – shall prevail in the event of any conflict.
C5A and C5B Regulations
The C5A and C5B districts allow for the types of signs listed below (unless otherwise specified). In addition,
any recommended changes to the sign code are listed after the sign description.






Awning. May project up to two (2) feet from the curb line.
Canopy. Must provide a minimum nine-foot (9’) clearance above the sidewalk.
Under Canopy. Must provide a minimum 7’-6” clearance above the sidewalk. Recommendation
for change to the Sign Code: Do not allow internal illumination.
Freestanding. A sign not attached to a building. Recommendation for change to the Sign Code:
Although most businesses in the core Downtown shopping area do not have the room for this type
of sign, consider not allowing them in the C5A district.
Incidental. An “accessory” sign that is secondary to the principal signage and communicates
information regarding goods, prices, services, products or facilities on the premises. In a Main
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Street setting, an example would include a restaurant displaying its menu on the exterior of the
building.
Institutional. A sign communicating governmental, educational, charitable, or religious institution
information.
Office Complex Directory. A sign that displays a list of office tenants within a complex or building,
maximum 20 square feet in area, and must be set back 40 feet from any property line.
Recommendation for change to the Sign Code: Remove this item as an allowable sign in the C5
district.
Permanent Large Scale Development. This sign is only allowed for a development of twenty (20)
or more acres, is strictly for the purpose of identifying the development, and shall contain no
commercial advertising Recommendation for change to the Sign Code: Remove this item as an
allowable sign in the C5 district.
Shopping Center Identification. A freestanding sign identifying a multiple-tenant retail building.
Recommendation for change to the Sign Code: Remove this as an allowable sign in the C5 district.
Wall Sign. The sign may not project beyond the top or ends of the wall surface, or 12” beyond the
wall to which it is attached. Bonuses are allowed, including a 10% increase in sign area for
individual letters mounted directly on the building surface and, and a 10% increase in sign area if
more than 50% of the sign face and support structure matches the materials on the façade of the
building. Recommendation for change to the Sign Code: Review code requirements to ensure
signs are in a proper proportion to the building façade. If it is found that the 10% or more bonus
signage is too big for building facades, concepts such as individual letters and materials that match
the building should be required without the 10% bonus – it makes for a cleaner, more attractive
building facade.
Portable. A six (6) square foot sign, allowed to be displayed on private property during business
hours.
Projecting. A four (4) square foot sign, with a clearance of seven (7) feet above the sidewalk and a
maximum projection of 2’-8” from the building (and no closer than two (2) feet from the curb line),
may be placed at the entrance to a business in the C5 district.
Window Sign. A window sign affixed to the interior of a window to be viewed from outside the
building. Recommendation for change to the Sign Code: Consider minimizing the overall window
coverage to 10% for safety reasons, and to ensure that shoppers can see inside the store as they
walk by and merchants can see out of the store to keep an eye on the activities on the street. In
addition, do not allow neon “open” signs or LED changeable copy window signs.

Recommendation: Public and private signage in the Downtown area should complement the character of the
historic buildings in the Downtown. Features such as wood or metal signage, external illumination, prohibition of
neon lighting and automatic changing signs, simple graphics, earth tone colors, legible and easy-to-read text,
proportions appropriate to the building façade, etc., should be elements of the Downtown signage requirements.
If the Village would like to consider allowing bonuses for applicants who choose to abide by all the
aforementioned regulations, please ensure that a size bonus does not increase the sign size to a point that it
overpowers the building façade or is out of proportion with the building façade or the streetscape.
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Glen Ellyn Appearance Review Guidelines
The most recent guidelines titled the Glen Ellyn Appearance Review Guidelines were adopted on October 9, 2006,
by Ordinance Number 5508. The intent of the guidelines is to document principles and approaches to development
and landscaping – not to list standards or formulas. The guidelines apply to both permitted uses and special uses
within the Village’s zoning, subdivision, sign, and building codes. Design review is carried out by the Architectural
Review Commission (ARC); however, the recommendations by the ARC are only advisory, and no recommendation
is final until it is approved by the Village Board.
Designs based on historic architectural principles are encouraged within the “C5A” Central Retail Core Sub-District,
generally centered along Main Street, between Hillside Avenue and Pennsylvania Avenue.
High aesthetic standards are a top priority for Village residents.
Chapter 1:

General Design Principles
This chapter focuses on design-compatibility with the surrounding context, building materials,
building design, classic design elements, roof elements, entrance features, “four-sided”
architecture, color palette, and building articulation.

Chapter 2:

Site Design
This chapter focuses on landscaping, light fixtures, accessory structure-compatibility with the
principal building, signage aesthetics, site furnishings, and public art.

Chapter 3:

Central Business District
In addition to applying Chapters 1 and 2 to the Downtown area, this chapter focuses on the
following elements:
1. “Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings”
(U.S. Department of the Interior, National Park Service)
2. Roofline
3. Nearby Structures
4. Building Materials
5. Distinctive Architectural Treatments
6. Color Scheme
7. Awnings
8. Utilities (minimize visibility)
9. Entrances
10. Rear Customer Entries
11. Expansion, Additions, and Remodeling
12. Wall Signs
13. Neon Signs (discourage the use of)

Chapter 4:

Highway Commercial
This chapter focuses on development along major arterials, such as the Roosevelt Road
corridor.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 4: Page 32C of 199

Chapter 5:

Stacy’s Corners
This chapter focuses on development in the historic Stacy’s Corners area near Main Street
and Geneva Road. It cross-references with the Central Business District regulations, yet
understands that auto-dominated and pedestrian safety issues apply that aren’t a part of the
Chapter 3 regulations. Although it does not directly impact the Downtown area, new standards
could be added to the guidelines for implementing gateway design features that would direct
traffic to the Downtown area.

Chapter 6:

Institutional
This chapter focuses on historically-significant civic and religious buildings, including Village
Hall (the “Glen Ellyn Civic Center”).

Chapter 7:

Multi-Family and Single-Family Attached Residential
This chapter focuses on accentuating building entrances, maximizing the use of masonry, and
minimizing the dominance of automobile storage.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 4: Page 33C of 199

Photo Resource Directory
This resource is a supplement to the “Appearance Review Guidelines” adopted in October 2006. The images are
intended to represent “positive design characteristics” for the Village as a whole. New examples may be submitted to
the Architectural Review Commission through the Planning and Development Director for consideration and potential
inclusion in a future edition of the Photo Resource Directory. Recommendation: Identify which images represent
exemplary development examples for the Downtown area, and expand the image library to ensure future Downtown
redevelopment is sensitive to the recommendations of the Downtown Strategic Plan.
Images for the Downtown area to be included in the Photo Resource Directory should include images that illustrate:








Vibrant Street Life
Attractive Storefronts
Two-, Three-, and Four-Story Massing
Signage without Internal Illumination or Neon Illumination
Building Materials
No Parking Lots between the Building and the Street
No Large Building Setbacks

Images from the existing Photo Resource Directory that could be identified as examples for any reinvestment in the
Downtown area include:

Façade, Awnings, and Signage
(Wheaton) – Page 10

Mixed-Use Commercial and Theater
(Geneva) – Page 48

Mixed-Use Commercial and Condos
(Lombard) – Page 40

Metra Station
(West Chicago) – Page 62

Signage and Streetscape
(Naperville) – Page 42

Signage
(Glen Ellyn) – Page 74
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Department of Planning and Development Review Procedure Improvements
The Department of Planning and Development has put forth great effort in improving the development review process
in the Village of Glen Ellyn. Part of this process included understanding the current review procedures, an existing
inventory of the status of all projects, and learning the procedures of other communities.
A selection of improvements to the development review and approval process since February 2004 (as identified in
an attachment to an April 2006 memo prepared by the Director of Planning and Development) are as follows:











Reduced Plan Commission and Architectural Review Commission staff review times to four weeks.
Reduced building permit review times to two weeks.
Began sending development review applicants a single comment packet containing remarks from all Village
reviewers, and reviewing letters for conflicts before forwarding such packets to the applicants.
Created new transmittal forms with due dates to ensure staff and consultant reviews of applications are
completed in a timely manner.
Made adjustments to financial processes such as the collection and distribution of developer donation fees,
revisions to escrow billing procedures, and the creation of a template for letters of credit
Guided the adoption of comprehensive amendments to the Subdivision Code.
Began the preparation of new Appearance Review Guidelines (eventually adopted in October 2006).
Became more explicit in offering suggestions and identifying development issues in staff reports and review
letters.
Placed application forms and codes on the Village’s website.
Began to spread engineering review to an additional engineering firm to improve plan review times and
consultant availability.

The Department is continually reviewing its processes and procedures, and should continue to do so.
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Summary of Key Recommendations
Below is a summary of the key recommendations of this chapter.
Zoning
There are multiple zoning classifications in the Downtown area; however, the “C5A” Central Retail Core Sub-District
and the “C5B” Central Service Sub-District are the primary zoning categories. Key preliminary recommendations for
changes to the Zoning Code identified earlier in this section include:






Consider shifting “dwelling units above the ground floor” to the “permitted uses” section.
Consider establishing minimum and maximum parking requirements for mixed-use buildings – especially to
ensure residential tenants have parking for their personal automobiles.
Consider establishing a minimum height requirement for Downtown buildings.
Consider establishing a different bonus incentive other than increasing the setback for a residential-only
structure.
Consider making adjustments to off-street parking, driveway and access, temporary live entertainment in
restaurants, outdoor seating for restaurants, and outdoor beautification displays in the “supplementary
regulations” section.

Signs
Many different types of signs are allowed in the Downtown; however, the regulations should go one step further and
ensure public and private signage in the Downtown area complements the character of the historic buildings in the
Downtown. Preliminary recommendations for amendments to the Sign Code identified earlier in this section include:







Allow only wood or metal signage
Allow only external illumination
Prohibit neon lighting and automatic changing signs
Allow only simple graphics, by limiting the maximum allowable sign size
Allow only easy-to-read text, by ensuring the text is large enough to be legible from the street curb line
Allow only proportions harmonious with the building façade, by ensuring that signage does not cover up
significant architectural building features

Appearance Review Guidelines – Photo Resource Directory
It is recommended that the Photo Resource Directory identifies the characteristics and images appropriate for
Downtown development, or that a Downtown-specific guide be produced.
General Public Policy
In general, minor to moderate adjustments to the Village’s rules, regulations, guides and organizations are
recommended to improve the performance and outcomes of Downtown reinvestment. Adjustments to existing public
policies will have the potential to allow for the most immediate changes in the Downtown for the least amount of cost.
The key to the Downtown Strategic Plan will be to add more activity, entertainment, and beauty to the streetscape, in
addition to the ease of finding one’s way in and around the Downtown. Sidewalk widths may be reduced with the
addition of more sidewalk cafes; however, the benefits of outdoor dining and the ability for pedestrians to easily
adjust to narrower passageways far outweigh the costs of a narrower passageway. Additional outdoor beautification
displays, artwork, and wayfinding signage also will enhance the Downtown experience.
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Physical Conditions
Overview
The Village of Glen Ellyn has a Main Street in its Downtown that has many of the elements that come to mind when
someone envisions a small town main street – storefronts next to wide sidewalks, on-street parking, street trees,
historic architecture, awnings, etc. This section discusses the existing conditions and opportunities of Downtown
Glen Ellyn, as well as concepts and ideas that could be incorporated into future Downtown reinvestment efforts.

Observations
Existing Environment
Overall, the size of the Downtown study area is a pedestrian-friendly scale. The average pedestrian walking along
the longer east-west access should be able to walk from Prospect Avenue to Park Boulevard in less than 10 minutes.
Each street and block has its own characteristics, as highlighted in the following text.
Existing Built Environment
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Main Street
The area in the Downtown that has the most “Main Street USA” feel is a one-block segment along the aptly-named
Main Street, between Pennsylvania Avenue and Crescent Boulevard. Both sides of the street have continuous walls
of retail storefronts, plus other pedestrian-friendly amenities such as street trees, on-street parking, etc. This
segment is one-way southbound, while the balance of the entire length of the street (north of St. Charles/Geneva
Road to south of Roosevelt Road) carries two-way traffic. Main Street south of the railroad tracks and north of
Hillside Avenue has some “Main Street USA” features; however, the parking lot on the west side of the street creates
a disconnection between the retail storefronts along Main Street, resulting in a less-than-ideal environment for
shoppers and pedestrians. Access to the Downtown from St. Charles/Geneva Road and Roosevelt Road passes
through single family neighborhoods (a distance of approximately one mile in each direction).
Anthony Street
This northernmost border of the study area is primarily single family residential with a few churches. At its
intersection with Main Street, office and service uses can be found at the southwest corner, and higher-density
residential at the southeast corner. The segment between Main Street and Park Boulevard is one-way eastbound.
Pennsylvania Avenue
This wide avenue has a variety of land uses along its length. The north side primarily has multiple family residential
and office buildings, a few retail and vacant buildings, and two civic buildings – the Fire Station and Post Office.
Although the south side contains more retail and restaurants, the “Main Street USA” ambiance within a half-block in
either direction from Main Street isn’t as strong as Main Street itself. The segment of Pennsylvania Avenue between
Forest Avenue and Main Street is one-way westbound.
Crescent Boulevard
The block of Crescent Boulevard between Main Street and Forest Avenue boasts a “Main Street USA” atmosphere.
In addition, this street segment has one-way eastbound traffic. Although the block east of Forest Avenue contains
mixed-use buildings with residential uses above first floor commercial, it doesn’t have the same ambiance as the
block to its west – primarily due to wider building facades and some office uses. The area from Prospect Avenue to
just west of Main Street, contains parking lots and “strip mall” retail (developments with parking between the building
and the street) uses, a big, blank building façade, and a retaining wall in need of repair or replacement.
Duane Street
The Civic Center - a historic community showcase – is located just east of Main Street on the south side of Duane
Street. The neighbors of the Civic Center include retail to the west, retail and office to the north, a church to the east,
and residential to the south. The front façade faces north, towards the railroad tracks. The balance of this street
includes the Library at Prospect Avenue, several redevelopment efforts west of Glenwood Avenue, and single family
and multiple family residential uses, and a few office uses.
Hillside Avenue
Hillside Avenue is the southernmost boundary of the study area, and has one-way westbound traffic from Park
Boulevard to Prospect Avenue. A few retail uses turn the corner from the Main Street intersection; however, this
street can be primarily characterized as single family residential, with some multiple family, office, and parking uses,
and a church (St. Petronille) anchoring the western end of the study area.
Newton Avenue
Newton Avenue is the westernmost street in the study area, and contains residential uses. A vacant office building
stands at the northeast corner of Pennsylvania Avenue.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 5: Page 38C of 199

Western Avenue
Western Avenue near Pennsylvania Avenue is primarily single family residential to the west and medical parking to
the east. A mixed-use house conversion is located at the northwest corner and a new medical office building is
located at the northeast corner.
Prospect Avenue
Prospect Avenue is the first north-south street that crosses the railroad at the western end of the study area. It ends
in a “T” intersection at the AT&T utility building on Pennsylvania Avenue. Civic uses along this street include the
Library and Volunteer Park. Other uses include car repair, office, single family residential, and St. Petronille Church
at the southern end of the study area.
Glenwood Avenue
North of the tracks, Glenwood Avenue is home to a restaurant, a grocery store, a bank, and a strip mall; south of the
tracks, it is home to St. Petronille Church, parking lots, and a single family home. This street does not cross the
Union Pacific Railroad (UPRR) tracks.
Forest Avenue
North of the tracks, Forest Avenue is home to commercial, and multiple family and single family residential uses;
south of the tracks, it is home to parking, office, service, church, funeral, and single family residential uses. Forest
Avenue has one-way northbound traffic from Crescent Boulevard north to Hawthorne Boulevard (a distance of four
blocks), and one-way southbound traffic from the commuter parking area south to Hill Avenue (also a distance of four
blocks).
Park Boulevard
Park Boulevard is the first north-south street that crosses the railroad at the eastern end of the study area. It is
another major access road to Downtown Glen Ellyn from Roosevelt Road. Like Main Street, this access passes
through single family neighborhoods.

Main Street – North

Main Street – North

Main Street – South

Duane Street

Village of Glen Ellyn Downtown Strategic Plan Appendices

Crescent Boulevard

Appendix C: Data Collection and Analysis Report
Chapter 5: Page 39C of 199

Properties Susceptible to Change
Communities will always change and evolve, and Glen Ellyn is no exception. The properties illustrated and listed
below are identified for their potential to be redeveloped, repurposed, and/or reinvigorated.

North side of Pennsylvania, left to right:
A.
Redevelop or retrofit vacant small office building.
B.
Redevelop or repurpose buildings and utilize back yards of adjacent residential properties.
C.
Redevelop Fire Station property – with or without relocation of Fire Station.
D.
Redevelop or repurpose buildings, and retain historic features.
E.
Redevelop or retrofit auto service property.
South side of Pennsylvania, left to right:
F.
Potential residential redevelopment with structured parking.
G.
Potential residential redevelopment with structured parking.
H.
Convert properties to a mixed-use parking structure with a pedestrian-friendly and historically-sensitive
development pattern.
North side of Duane, left to right:
I.
Preliminary Planned Unite Development (PUD) approved for 20 townhomes on the three westernmost
properties. (The developer will not be moving forward with this project.)
J.
House and Duane/Lorraine lot could be converted to other uses yet retain parking.
K.
Preliminary PUD approved for a row house development between Prospect and Glenwood.
L.
Retrofit properties to historically-sensitive, mixed-use building designs, and include some greenspace.
M.
Retrofit bank property into a mixed-use parking structure with a pedestrian-friendly and historicallysensitive development pattern.
N.
Convert low-activity corner to new uses that cater to Illinois Prairie Path users.
South side of Duane, left to right:
O.
Redevelop existing multiple-family to new multiple-family with a historically-sensitive development
pattern.
P.
Redevelop parking lot with a new multiple-family use.
Q.
Convert office building and parking lot into a more context-sensitive, office or mixed-use development.
R.
Redevelop funeral home (optional) and multiple family buildings into a new multiple-family
redevelopment.
West side of Main Street:
S.
Redevelop parking lots to new uses such as a mixed-use building along Main Street and multiple family
residential buildings along Glenwood Road, yet retain the parking supply. The building should have the
same setback as the neighboring buildings.
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Projects and Permits
Downtown Glen Ellyn has seen a lot of change in the past couple of years. Some of the current developments,
pending developments, and new tenants are highlighted below.
Projects and Permits

A. Construction Completed. Glen Ellyn Clinic. Demolition of the old clinic is complete, and it has been
replaced by a new 90,000 square-foot clinic.
B. Construction Completed. The Mews of Glen Ellyn. Eight condo units and 24 townhouse units.
C. Construction Completed. Spillman Wotyla. Post-fire reconstruction.
D. Special Use Permit – Physical Fitness/Health Spa. The Yoga Place occupancy at 488 Crescent Boulevard.
E. Special Use Permit – Physical Fitness/Health Spa. Curves occupancy at 515 Crescent Boulevard.
Business has been relocated to the first floor of the Glen Ellyn Clinic due to a roof collapse at its 515
Crescent Boulevard location.
F. Restaurant. Two Toots tenant build-out at 515 Crescent Boulevard.
G. Restaurant. Honey Café occupancy at 499 Main Street.
H. Retail. The Glen Ellyn Bike Shop occupancy at 495 Main Street.
I. Special Use Permit – Acting and Public Presentation School. Curtain Up Classroom occupancy at 548
Crescent Boulevard.
J. Special Use Permit – Church Addition. Grace Lutheran Church. Four thousand square-foot addition at 453
Forest Avenue.
K. Preliminary PUD Approved. 20-unit townhouse development at 350 Duane Street (three lots). The
developer will not be moving forward with this project.
L. PUD Approved. Duane Street Rowhouses. Seven-unit townhouse development at 460-478 Duane Street.
M. Retail. Puparazzi occupancy at 449 Main Street.
N. Construction Completed. US Bank. Two thousand square-foot addition at 493 Forest Avenue.
O. Special Use Permit – Snackery and Family Entertainment. Bells and Whistles tenant build-out at 401-405
Main Street.
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Building Architecture and Character
The core of Glen Ellyn’s Downtown can be described as “historic”. Many buildings were built in the late 1800s or in
the 1920s – most of the later in Old-English Tudor and Half-Timbre architectural styles.
Existing Building Stock
Existing buildings in the Downtown are generally in good condition with a need for some maintenance and interior
upgrades.
Massing
Factors that contribute to the massing of buildings include height, width, depth, and roofline features (i.e. a twostory building with a parapet – or flat – roof will appear much taller than a two-story building with a gable – or
sloped – roof, even if all the other dimensions are the same). Most of the “Main Street USA” buildings in the
Downtown are two to three stories in height. Taller buildings – such as the newer mixed-use developments at
Crescent Boulevard and Park Boulevard and several older multiple family buildings – are located on the
periphery of the Downtown study area. Concentrations of primarily one-story buildings can be found west of
Main Street and south of Pennsylvania Avenue, and east of Main street and north of Duane Street.
Building Heights
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Materials
Dominant materials include brick, cut stone, and some half-timber detailing on the upper floors of many 1920sera buildings. The recently-constructed buildings include the brick and cut stone elements, but with more
modern designs.

Classic materials with historic design elements.

Classic materials with modern design elements from different eras.
Awnings
Awnings can be found on many of the buildings on Main Street. Some have deep canopies and some are made
of metal. Consideration should be given to retractable awnings and the use of fabric-only awnings.

Awnings of different shapes, sizes, colors and materials.
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Signage
Signage in the Downtown includes private business, public decoration, and wayfinding signage. Requests by
the public have been made for more legible signage for public parking. In addition, the public is split on the use
of the “Glen Ellyn Style” banners.

Public information, wayfinding, and decorative signage.

Private business signs.
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Historic Preservation
Downtown Glen Ellyn has a rich collection of historic and culturally significant buildings. A majority of the buildings
are all well preserved, in good condition, and are occupied. This is a very positive contributing feature towards the
Village of Glen Ellyn’s overall character.
The Downtown area consists of mostly commercial structures, with single family homes situated at the perimeter of
the study area. New condominiums have made their way closer to the center of the Village, including mixed-use
buildings at Crescent Boulevard and Park Boulevard, and The Mews on Pennsylvania Avenue. A handful of single
family homes on Duane, Pennsylvania, and Forest have been converted into commercial uses. There are still a few
single-family homes mixed in with commercial, which disrupts the flow of public-access vs. private buildings, and
reduces the privacy typically available for single family homes in strictly residential neighborhoods.
The Downtown is separated north-to-south by railroad tracks which appears to disrupt the historic character of the
commercial buildings on downtown’s north-south artery, Main Street. The north side of the tracks has a very dense
historic section along Main Street and along Crescent Boulevard, facing south towards the tracks. The rear
elevations of buildings face the tracks on the south side, creating the appearance that the south side is less
significant to the north.
Inventory and Assessment
A field observation was conducted in March of 2008 to examine the condition of the historic buildings within the
Downtown Strategic Plan Study Area. In addition to field observations, interviews were conducted with Village
officials, members of the Glen Ellyn Historical Society, and members of Citizens for Glen Ellyn Preservation. The
following past reports and documents were also referenced during this assessment:






1986 Glen Ellyn Comprehensive Plan
2001 Glen Ellyn Comprehensive Plan
2002 “Before It’s Too Late” Preservation Plan and Study conducted by students in the Historic Preservation
Graduate Program at The School of the Art Institute of Chicago
2007 Architectural Resources in the Village of Glen Ellyn: A summary and Inventory, Prepared by Granacki
Historic Consultants
Images of America book Series “Glen Ellyn” by Russ Ward

After field observation and historical research, the buildings were given ratings and have been color coded on the
accompanying map based on the following criteria:





Outstanding (Red): The building has a great amount of historic integrity, is eligible for or on the National
Register of Historic Places, is designated a Village Landmark, or is a Historical Society “plaqued” house.
Notable (Orange): The building is above average in historic and cultural importance. The building may also
be eligible to be listed as a Local Landmark or National Register nomination.
Contributing (Yellow): All buildings at least 50 years old that contribute to the continuity of an area’s
historic fabric and character but did not earn the merit of a “Notable” or “Outstanding” rating.
Non-Contributing (Gray): All buildings less than 50 years old or older buildings that were in disrepair or
altered and therefore no longer contribute to the historic fabric or character of the neighborhood.
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Historic Structures Inventory
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Historic Timeline
1833
1834
1834

First Name for Glen Ellyn: Babcock’s Grove (for the first settlers, Ralph and Morgan Babcock)
Second Name for Glen Ellyn: DuPage Center
Deacon Winslow Churchill and his large family arrive in present day Glen Ellyn as first white settlers, build
first building.
1835 Third Name for Glen Ellyn: Stacy’s Corners
1840 Roads/Trails begin to run through north section of the village, create “The 5-Corners” consisting of St.
Charles Road, Geneva Road, and Indian Creek Road (now Main Street)
1846 Moses Stacy builds a tavern at ”Five Corners” to support the heavy traffic passing through town, known as
Stacy’s Tavern, still stands today.
1848 Galena & Chicago Union Railroad opens, tracks located one mile south of Stacy’s Tavern
1849 Fourth Name for Glen Ellyn: Newton’s Station
1851 Fifth Name for Glen Ellyn: Danby
1852 Danby Station was built at the tracks, the community and commercial district began to grow around this
area.
1874-82 Sixth Name for Glen Ellyn: Prospect Park
1889 Thomas E. Hill (real estate mogul, politician, and author) led the effort to raise the dam and created Lake
Ellyn. Natural Springs were discovered east of Lake Ellyn. The mineral water was said to have healing
qualities and was bottled and sold by the Apollo Bottling company. The Victorian style Glen Ellyn Hotel was
built along the lake as a hotel resort (with 100 rooms).
1891 Major fire destroys west side of Main Street commercial district
1891 The Village was renamed Glen Ellyn
1900s At the turn of the century, Victorian era starts to dwindle. Glen Ellyn hotel begins having disappointing
seasons, changes hands many times in a few years.
1901 Aurora, Elgin, & Chicago electric railroad opens allowing direct commuting to Chicago Loop.
Commercial and Residential districts begin to grow rapidly. Streets paved, utilities (gas, water, electric,
telephone) installed, and automobiles begin to replace horses.
1904 Apollo Springs Bottling plant burns down
1906 Glen Ellyn hotel struck by lightning, fire destroys building in less than two hours
1920s New architectural boom. Planning Commission creates Architectural Guidelines with Old-English Tudor and
Half-Timber as preferred style for new construction in the Downtown.
1930 U.S. Post Office at corner of Pennsylvania and Main, one of few buildings built in the 30’s. Still stands today
with well-maintained WPA mural in lobby.
1950s Post-war growth reflected smaller, more modest homes compared to the large Victorian homes still
standing.
1960 Village Board passes ordinance prohibiting any two houses of identical exterior designs to be located on the
same block to discourage the popular prefabricated housing styles showing up in suburbs all around the
country.
1968 Glen Ellyn Historical Sites Commission created.
1970 Glen Ellyn Master Plan leads to creation of Architectural Review Commission and adaptation of Appearance
Guide and Criteria Ordinance.
1972 Historical Society begins Plaque Program for historically significant homes. The first home to receive such a
plaque was built in 1884.
1991 Architectural Sites Commission replaced by Historic Preservation Commission. New Comprehensive Plan
addresses residents concerns about preserving the central business district.
1989 Appearance Guide amended.
2001 Non-profit organization Citizens for Glen Ellyn Preservation established after a growing number of historic
homes are replaced with large out-of-scale homes in historic neighborhoods.
2006 Comprehensive Update to Appearance Review Guidelines.
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Survey Area – Main Street from Anthony Avenue South to Hillside Avenue
Main Street is the main artery of Downtown Glen Ellyn and contains one of the densest sections of historic structures
in the entire village. Main Street also has a great amount of historic properties outside of the focus area. Beginning at
the north end is the 5-cornered intersection of Geneva Road, St. Charles Road, and Main Street known as Stacy’s
corners. This is the location of History Park which includes the Historical Society Headquarters and Stacy’s Tavern,
one of the oldest buildings in the Village. Further down south from Stacy’s corners is the National Register of Historic
Places Main Street Historic District between Cottage Avenue and Hawthorne Street. This district consists of a
collection of historic single-family homes.
Beginning at the north end of the focus area the buildings at the corner of Anthony Street and Main Street are not
historic. They do have some Tudor Revival architectural features which lends to the historic character that is found
further south on Main Street. At the northeast corner of Main and Pennsylvania is the Glen Ellyn Post Office. This
interior of the Post Office has a 1930’s mural titled “Settlers” that was designated a Local Landmark. The building is
one of the few buildings in Glen Ellyn that was built in the 1930’s and therefore has a very important historical value
and should also be included as one of the Village’s Local Landmarks.
The next block south between Pennsylvania and Crescent is the most dense historic area in the Downtown. The
buildings are all in generally good condition and all contribute to the historic character of Downtown. Beginning with
the east side is a list of the following buildings:







493-499 Main St., Painted Yellow brick, built 1921, partially empty, good condition, non-historic material
above storefront, no awning- just frame
485 Main St., One-story building, built 1955, not many historic features, would only be considered
contributing, wood siding above aluminum storefront in fair condition
481-483 Main St., Tudor Revival Style, built 1921, stone façade at street level does not seem original, also
metal awning instead of typical fabric, nice detailing at second level
479 Main St., Two-Story cream colored brick with limestone detailing, good condition
477 Main St., One-story, attached to 475 but not built at same time
475 Main St., Old McChesney Grocery Store, built 1890, recently plaqued (by Preservation Commission) in
fair condition, some brick painted, non-original stone at base

493-499 Main

475 Main
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The following is a list of buildings on the west side of Main Street:
 496 Main St., One-story cream colored brick, simple detailing, good condition, needs cleaning
 488-490 Main St., Old Wagner Grocery Store, built 1903 or earlier, very good condition, stained glass
windows at top bays protected
 486 Main St., Very small, limestone façade in good condition
 482 Main St., Former Boyd brothers building, built 1892, good condition, existing façade unrecognizable,
remodeled to current Eclectic (Venetian) style in 1926, terracotta accents in good condition
 480 Main St., Very small, maybe six feet wide, limestone façade, “J” emblem above door
 478 Main St., Two-story simple brick, painted white
 476 Main St., One-story simple brick, built 1920, fair condition, partially empty, non-original marble at store
level
 460-466 Main St., Corner building, built 1911, replaced original McChesney grocery store and built as
DuPage County State Bank Building, used to be two-story, now three-stories and barely recognizable,

488-490 Main

482 Main

460-466 Main

All of the structures on Main Street listed above contribute to a cohesive historic character that makes the Downtown
recognizable and inviting. Unfortunately, the Railroad tracks break the character of Main Street and it appears that
the commercial historic district does not continue past the south side of the tracks. Almost all of the buildings on the
south end of Main Street were built in the 1920’s which is a representation of the rapid growth of Downtown’s
commercial district. The following is a list of notable buildings on the east side Main Street between Duane and
Hillside:








445-449 Main St., Northeast corner at Duane,1-story brick building with multiple storefronts, built 1925,
partial facade at 449 has stucco over brick façade, standing seam “awning” above storefront, covering
parapet, remainder of building in original condition, area at 449 should be restored to match original
433 Main St., SE corner, One-story brick with small limestone accents, built 1926, in very good condition,
simple/elegant style black awning w/accent lighting @ corner, fits in very well with historic character,
section of adjacent building storefront and awning located on/in the building
427 Main St., One-story Mission style, built 1926, green clay tile at “roof” level, white brick, limestone
accents, red awning for retail store distracting, large for historic façade, storefront glass and base quality
okay
423-425 Main St., One-story small brick building built 1896 (oldest on block), not many features, large
yellow awning appears not to match historic features on Main Street or Appearance Guidelines, aluminum
storefront needs updating, non-historic stone at storefront base
421 Main St., Three-story English Tudor style, built 1927, replacement windows and built-in A/C units
slightly diminish historic integrity, no awnings, storefront signage appears to be out of place, requires some
updating to bring back historic character, otherwise in good condition
419 Main St., Three-story Eclectic French style, built 1927, all limestone façade, iron faux balcony at upper
level, needs cleaning, awning appears distracting to historic character, aluminum storefront could be
updated, generally in good condition
415-417 Main St., Small one-story building, built 1929, completely covered in stucco, tall blank gable above
small slate roof, likely stucco façade and storefront not original, slate possibly
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413 Main St., Three-story brick English Tudor, built 1927, good condition, limestone detailing at entrance
and storefronts, slate roof, two small simple awnings, different styles
411 Main St., Two-story English Tudor, built 1927, very good condition, nice brick and half-timber detailing,
no awnings but signage and lighting fit character, original casement windows
401 Main St., Two-story English Tudor, built 1926, very good condition, new awning, large but consistent on
entire building, marble at base of storefront, limestone quoins at windows and corners, roof and windows not
original but legit replacements

445-449 Main

427 Main

413 Main

401 Main

419 Main

The following is a list of notable buildings on the West side of Main Street:




434-440 Main St., Two-story brick corner building, built 1927, good condition, freshly painted, accent at
details near parapet, awnings for separate businesses, all similar style
428-430 Main St., Simple one-story brick building with two storefronts, built 1919, painted two different
colors to distinguish businesses, no awnings, well kept storefronts, continuous feature to historic Main
street, accent lighting appears to fit Appearance Guidelines
426 Main St., One-story brick building with side gables (English cottage style), built 1919, small proportional
awning, good condition, diagonal tile at street level below storefront

The west side of Main Street is significantly less dense because a public parking lot fronts a good portion of the
street. To the south of the parking lot is a modern retail store “Gieshe Shoes” that was built in 1973. The building is
one-story and does not fit in with the typical historic character of downtown Glen Ellyn’s commercial district. However,
the building represents a specific commercial era with some typical modern details and landscaping that if well
maintained, the building should still be considered historically important to the downtown.

434-440 Main

428-430 Main
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Survey Area – North of Railroad Tracks, not Including Main Street
Aside from Main Street, a majority of the historic structures found on the north side of the Railroad tracks are located
on Crescent Boulevard and Pennsylvania Avenue. In some instances the Village has recognized buildings that are
no longer standing by placing a plaque where they use to stand. Two examples would be the Danby House at 515
Crescent Avenue and the Mansion House at 520 Crescent Boulevard. Both of these buildings were some of the
earliest buildings built in Glen Ellyn and played a significant role in the development of downtown.
Another historically significant structure in the downtown that is not necessarily a standing building is the historic
Horse Trough. The cast iron horse trough was donated to the Village in 1907 by William C. Newton, son of Glen
Ellyn’s first doctor, who was also known as Glen Ellyn’s first town planner. The trough has be relocated from its
original location near the railroad tracks and is now located at the center of the intersection of Crescent Boulevard
and Main Street.
While Main Street boasts the most dense and well kept historic commercial sections in the downtown area, the
buildings along Crescent Boulevard are the first glimpse of historic downtown by visitors traveling to Glen Ellyn on the
train. The train station is located at Forest Avenue, which is also the eastern-most section of historic buildings on
Crescent. The following buildings on Crescent have some of the most notable features in the downtown:









544-548 Crescent Blvd., Two-story brick building, built 1890, limestone and brick detailing in good
condition, storefronts multiple styles/colors
538-540 Crescent Blvd., Glen Ellyn Theatre Building, Tudor Revival, built 1903, Marquee sign remains in
good condition, brick and half-timbering details also in good condition but some alterations have been made,
building to receive plaque by Historic Preservation Commission
536 Crescent Blvd., Tudor Revival, built 1922, in very good condition, multiple awnings
532-534 Crescent Blvd., Simple two story brick building, built 1914, brick and limestone detailing in good
condition, storefronts empty
530 Crescent Blvd., One-story brick with decorative brick detailing above storefront, built 1926, partial
storefront covered in stucco, remainder in good condition
526 Crescent Blvd., Small two-story brick Tudor Revival, built 1929, very good condition
520-524 Crescent Blvd., Glen Ellyn State Bank Building, Neoclassical limestone façade, built 1929, opened
one month before stock market crash, limestone in fair condition, some non-original infill materials at
windows
505 Crescent Blvd., Greek Revival brick and limestone original home of the Newton-Baethke Company,
built 1924, painted details in good condition, sensitive addition to the north

Horse Trough

544-548 Crescent
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536 Crescent

520 Crescent

505 Crescent

The following are a list of notable historic buildings on Pennsylvania Avenue:












569 Pennsylvania, Tudor Revival multi-family, fair condition, needs some repairs
543 Pennsylvania, Two-story brick and limestone, built 1949, currently empty, one limestone urn missing at
parapet, remainder in good condition
530-534 Pennsylvania, One-story white terra cotta building, some of original façade covered but still
remains behind new siding, one of few terra cotta buildings downtown
505-507 Pennsylvania, One-story brick building, built 1919, brick and limestone detailing in very good
condition
501-503 Pennsylvania, Simple one-story brick building, built 1925, painted white, non-historic wood siding
above storefront
500 Pennsylvania, One address but two brick buildings, built 1925, limestone detailing at parapet, one
story building has newer federal style entry
499 Pennsylvania, One story brick with angular parapet, built 1913, painted gray, good condition
491 Pennsylvania, One-story cream-colored brick, built 1928, linear brick detailing, could use tuck-pointing
490 Pennsylvania, One-story brick, built 1925, similar to 500 Pennsylvania, in fair condition, appears to be
currently unoccupied
439 Pennsylvania, Victorian, built 1890, Plaqued by Historical Society
416 Pennsylvania, Small one story building, built 1850, plaqued by Historical Society

The north side of the Railroad Tracks has a larger collection of historic buildings compared to what will be discussed
on the south side. There are areas of disconnection between some of the historic buildings, especially on
Pennsylvania, such as parking lots, multiple setbacks, and non-contributing buildings, that create a bit of an issue
with the continuity of downtown’s commercial district.

569 Pennsylvania

530-534 Pennsylvania
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499 Pennsylvania

439 Pennsylvania

Study Area – South of Railroad Tracks, not Including Main Street
The eastern boundary of the study area, Park Boulevard (west side only), consists of both commercial and residential
properties. A few buildings along this block have contributing features to the historic character to Glen Ellyn such as
the Park Boulevard Apartments at the corner of Duane and Park Boulevard. The building evokes the English Tudor
Revival style that was a popular in Glen Ellyn in the 1920’s.
On the North Side of Hillside between Park Boulevard and Main Street there is an impressive collection of historic
single-family homes with only four non-contributing structures. Two of the homes have been plaqued by the Glen
Ellyn Historical Society and many others homes have notable features that contribute to the character of these two
blocks. The styles range from bungalows to Victorian and are all in generally good condition. The following singlefamily homes are the most notable on this portion of Hillside:







582 Hillside Ave., American Four-Square, built 1906, shingles in good condition, elegant features, very nice
exterior painting
574 Hillside Ave., Traditional Gable-Front, built 1905, unique oval shaped windows at gable
570 Hillside Ave., Traditional Gable-Front, built 1905, enclosed porch with original wood windows, overall
very good condition
586 Hillside Ave., Victorian Second Empire, built 1894, plaqued by Historical Society, in very good
condition
542 Hillside Ave., Victorian Queen Anne, built 1891, plaqued by Historical Society
538 Hillside Ave., Dutch Colonial Revival, built 1930, very good condition

Just before Main Street, is the Tudor Revival “Hillside Apartments” building at 430-432 which was built in 1928. One
of the few commercial structures on Hillside is located just to the west of the Hillside Apartments at 520-526 Hillside.
This one story brick building has notable commercial features such as a marble base, a half timbered gable, and a
slate roof.
Hillside Avenue, west of Main Street is a less cohesive group of buildings that consists of commercial, residential,
religious, and institutional buildings. Two single family homes are separated by a parking lot in front of a setback
commercial building between Main Street and Glenwood Avenue. One of the homes, 504 Hillside, has since been
converted into a commercial structure while the other may still be a single family home.
St. Petronille Church and Catholic School occupy the entire block of Hillside between Glenwood and Prospect. There
are multiple buildings, which have been built at different periods, but all follow the Classical Revival style with
limestone pediments, quoins, and Palladian windows.
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582 Hillside

570 Hillside

586 Hillside

Hillside Apartments
The remaining single-family homes in the south side of the study area can be found on Hillside between Prospect
and Melrose, on Melrose between Hillside and Duane, and on Duane between Prospect and Glenwood. Most of the
homes contribute to the historic character of Glen Ellyn but lack the integrity that would consider them to be
“Notable.” Regardless, the single family homes in this area (some of which have already been converted into
commercial use) are located in an area that was designated in the 2001 Comprehensive plan as “clusters of
properties that may represent special opportunities for improvement or development.” The following single-family
properties are among the more notable homes in this area:




404 Prospect Ave., Queen Ann Victorian, built 1893, Designated Village Landmark by the Historic
Preservation Commission
426 Hillside Ave., Traditional Gable-Front, built 1902, Revival Style pediment and pilasters at main entry,
home in very good condition
487 Duane St., Victorian, built 1890, good condition, surrounded by parking and commercial, listed as
“residential property that may be suitable for redevelopment” in the 2001 Comprehensive Plan, may be in
danger of being a future tear-down

404 Prospect

487 Duane
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Like Hillside Avenue, Duane Street has a mix of building styles and uses within the focus area. The most notable
historic buildings are located between Main and Forest Avenue. This includes the following:



Village of Glen Ellyn Civic Center (535 Duane St.), Designated Village Landmark, built 1927
First United Methodist Church (424 Duane St.) Gothic Revival, built 1957

The remainder of Duane is a mix of non-contributing commercial structures. Across from Civic Center, there are three
commercial buildings that are a mix of various styles, and multiple additions. The buildings may be older than 50
years old, but they lack historic integrity that could contribute to the historic character of downtown Glen Ellyn. This
location would be one of few areas in the downtown that could be a potential area for redevelopment that would help
revive the south side of the downtown commercial district.

Village of Glen Ellyn
Civic Center
Conclusion
From a historic perspective, the buildings in Downtown Glen Ellyn are in good condition overall and provide an indepth look at the history of the Village. Because the dates of the buildings range from the later 1800’s to early 1900’s
a glimpse of Glen Ellyn’s past will always be present as the buildings are maintained. In order to maintain the historic
character of the Downtown, while still providing new infill development and modern technology, there are several
recommendations that will assist in the revitalization of Glen Ellyn’s Downtown commercial district.
Historic Recommendations
1. Complete a National Register Nomination for the Downtown Historic Commercial District including areas on
the south side of the Railroad Tracks.
2. Educate building owners on the Federal tax credits available towards renovating and restoring historic
buildings listed on the National Register of Historic Places and other economic incentives offered by the
Village.
3. Nominate the Downtown Historic Commercial District as a Local Village Landmark.
4. Consider reducing the percentage of owner consent required for designation of a local landmark districts as
currently required in the Preservation Ordinance, as long as it does not impact the Village’s Certified Local
Government (CLG) status.
5. Incorporate the information about the historic buildings in downtown with the existing shopping maps
created by the Economic Development Corporation (EDC).
6. Appropriately infill buildings between historic structures to provide a continuous flow in the downtown
commercial district. The buildings should have similar setbacks and proportions but do not have to mimic
the exact same historic character.
7. Remove non-historic materials from the original facades that will not require intensive repairs.
8. Create a standard for awnings and signage that will not distract the historic detailing of the building facades.
Large out-of-place awnings that are inoperable should be replaced with smaller scale fabric awnings that
may also be operable.
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9. Provide additional incentives to historic buildings in the EDC’s Commercial Façade Improvement Grant
program, including increasing the amount available to provide a stronger incentive to upgrade.
10. Conduct a thorough Historic Resources Survey for the entire downtown area based off of the rating system
provided in this assessment.
11. Consider developing drawings of “after” façade examples of buildings that need low-cost, context-sensitive
upgrades, to fit in with the historic character of the Downtown.

Building Amenities
Ambiance and history need to be balanced with modern amenities to ensure the merchants and professional office
owners are able to run their businesses efficiently and effectively, and be more responsive to their customers; to
allow the conversion of upper floors in buildings to be utilized for residential purposes and be a desirable place to
live, thereby populating the Downtown with residents; and to enhance the shopping and entertainment experience of
visitors to the Downtown.
Ownership
All of the streets and many of the properties in the study area are publicly-owned. Private properties have Glen
Ellyn residents and non-resident owners. In general, investors who are not active in the Glen Ellyn community
on a daily basis do not reinvest in their buildings.
Property Ownership Map

Building Interiors
Amenities and necessities such as high-speed and wireless internet access; maintenance and replacement of
heating, ventilation, and air conditioning (HVAC) systems; upgrades to electrical services; conversion of upper
floors to residential; and general maintenance of the floor, wall, and ceiling surfaces are necessary. All of these
features will help businesses remain viable and provide the opportunity for seniors and young professionals to
live in the Downtown.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 5: Page 56C of 199

Concepts and Precedents
There are several ideas that should be folded into the implementation section of the final Downtown Strategic Plan,
including pedestrian features and amenities, and environmentally-friendly development practices.
Walk Score 1
This website is intended for real estate agents, potential
homebuyers, and potential renters, to find properties in
neighborhoods that have – or don’t have – easy access to
amenities such as grocery stores, restaurants, and fitness
centers. Glen Ellyn’s Civic Center at 535 Duane Street achieved
97 points out of a possible 100 points, making this location a
“walker’s paradise” (a location in which “most errands can be
accomplished on foot and many people can get by without
owning a car”).
The map to the right highlights the features and locations that are
Downtown Glen Ellyn Walk Score Map
factored into the walkability score. Since many icons are
overlapping each other in the Downtown area, one can conclude Source: www.walkscore.com
the Downtown is walkable just by looking at the image. The
“outlying” icons in the map are still within walking distance;
however, it just takes longer to walk to Glen Ellyn’s Downtown area.
Walkable Neighborhood Characteristics 2
“You lose weight each time you walk to the grocery store. You stumble home from last call without waiting for a
cab. You spend less money on your car—or you don't own a car. When you shop, you support your local
economy. You talk to your neighbors.” Walkable communities tend to have the following characteristics:









A center: Walkable neighborhoods have a discernable center, whether it's a shopping district, a main
street, or a public space.
Density: The neighborhood is dense enough for local businesses to flourish and for public
transportation to be cost effective.
Mixed income, mixed use: Housing is provided for everyone who works in the neighborhood: young
and old, singles and families, rich and poor. Businesses and residences are located near each other.
Parks and public space: There are plenty of public places to gather and play.
Accessibility: The neighborhood is accessible to everyone and has wheelchair access, plenty of
benches with shade, sidewalks on all streets, etc.
Well connected, speed controlled streets: Streets form a connected grid that improves traffic by
providing many routes to any destination. Streets are narrow to control speed, and shaded by trees to
protect pedestrians.
Pedestrian-centric design: Buildings are placed close to the street to cater to foot traffic, with parking
lots relegated to the back.
Close schools and workplaces: Schools and workplaces are close enough that most residents can
walk from their homes.

Information compiled from Cool Town Studios and Walkable Communities, Inc.

1
2

www.walkscore.com
The text in this section is an excerpt from http://www.walkscore.com/walkable-neighborhoods.shtml.
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Sustainability
Sustainability can be defined as approaches to planning for community investment and reinvestment that benefits the
economy, the quality of life, and the environment. An example includes concentrating mixed-use and multiple-family
buildings near a train depot to allow residents of the buildings to walk to goods and services within their
neighborhood, and to walk to the train depot to take mass transit to other locations without needing to drive an
automobile.
Green Infrastructure
Green infrastructure can be defined as a system of natural features that helps reduce the risk of flooding and
improves water quality. An example includes an interconnected network of parks, open spaces, greenways, and
wetlands that channel excess water away from buildings and filtering the water as it reenters the ecosystem.
Renewable Energy
Renewable energy can be defined as energy resources that can be replenished naturally. Examples include an everpresent source of wind and solar power, and planting new trees for use by future generations.
Energy-Efficiency
Energy-efficiency can be defined as utilizing a minimal amount of energy to produce a maximum level of output. An
example includes a commuter train carrying 1,000 passengers from “Point A” to “Point B” which is more fuel-efficient
than 1,000 cars carrying one passenger each.
Smart Growth
Smart growth can be defined as considering the many elements that make up a community’s characteristics –
people, businesses, different types of land uses, transportation options, housing alternatives, utilities, community
facilities, natural and cultural resources, economic development, intergovernmental cooperation, and implementation
strategies and follow-through – and ensuring that each element is coordinated in such a way that maximum
community benefits are achieved with minimal efforts. An example includes allowing additional business and
residential development around an existing train station to accommodate an increase in the population of a
metropolitan region, in lieu of building additional business and residential development in a farm field in an area
where a train station is in the planning stages or – worse yet – not anticipated at all.
Carbon Footprint
Many of our daily activities produce pollution, and pollution – in turn – harms the
environment and the world in which we live. Although some of our activities are naked
to the eye or the impacts of our activities might not be noticed immediately, other
activities can be seen or noticed immediately, such as jet contrails (the visible white
lines in the sky behind a plane) and car exhaust (the fumes that produce an
unpleasant odor).
A “carbon footprint” is defined as “a ‘measure of the impact human activities have on
the environment in terms of the amount of green house gases produced, measured in
units of carbon dioxide’. (http:www.carbonfootprint.com) It is meant to be useful for
individuals and organizations to conceptualize their personal (or organizational) impact
in contributing to global warming. A conceptual tool in response to carbon footprints are carbon offsets, or the
mitigation of carbon emissions through the development of alternative projects such as solar or wind energy or
reforestation. A carbon footprint can be seen as a subset of earlier uses of the concept of ecological footprints.”
(Source: http://en.wikipedia.org/wiki/Carbon_footprint.)
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Leadership in Energy and Environmental Design (LEED)
The LEED program is a “Green Building Rating System” which is a “voluntary, consensus-based national rating
system for developing high-performance, sustainable buildings. LEED addresses all building types and emphasizes
state-of-the-art strategies in five areas: sustainable site development, water savings, energy efficiency, materials and
resources selection, and indoor environmental quality.” 3 Recommendation: Provide incentives in the Zoning Code to
encourage the use of this program’s concepts and features.

Summary of Key Recommendations
Below is a summary of the key recommendations of this chapter.
Historic Preservation
The history of Downtown Glen Ellyn is an element to preserve and build upon. Several historic recommendations for
the Downtown include:








Pursue a National Register nomination for a Downtown historic district to preserve the ambiance of the
Downtown, and to direct appropriately-designed infill.
Educate building owners regarding Federal tax credits and other economic incentives offered by the Village.
Nominate the Downtown Historic Commercial District as a Local Village Landmark.
Incorporate the information about the historic buildings in downtown with the existing shopping maps
created by the Economic Development Corporation (EDC).
Remove non-historic materials from the original facades that will not require intensive repairs.
Create standards for awnings and signage.
Consider developing drawings of “after” façade examples of buildings that show low-cost, context-sensitive
upgrades that can be made to existing buildings so they fit in with the historic character of the Downtown.

Streetscape
Consider installing streetscape improvements that will make the Downtown an experience, and build upon the
existing features to make the Downtown a destination. In addition, ensure the Downtown is pedestrian-friendly for all
seasons. Policies regarding snow and ice removal should be reviewed. Short-term, there are areas that are in need
of immediate repair. Long-term, the use of brick pavers, tree grates, and street furnishings would have a positive
impact on the Downtown.
Financing
Utilize a Downtown Retail Grant Program for Business Recruitment to attract new retailers into the Downtown and
assist existing retailers with their expansion plans. In addition, utilize the Façade Improvement Grant Program to
increase the number and quality of exterior improvements in the Downtown.
Sustainability
Ensure the Downtown is – and the paths leading to the Downtown are – walkable, healthy, sustainable, and green.
General Physical Conditions
Downtown Glen Ellyn has a great foundation from which to build upon. Historic architecture, growing street trees,
classic building materials, and interconnected networks of streets and sidewalks, are all features that should be
retained, maintained, expanded, and enhanced.

3

www.usgbc.org
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Circulation and Transportation
Overview
Access to and within the Downtown is critical to its success. Streets, sidewalks, pathways and the railroad are the
paths of access to the Downtown. Many residents who live near the Downtown choose to walk due to the short
distance, for the exercise, and to avoid driving around Downtown looking for a parking space.
Streets allow for vehicular and some bicycle access to and from the Downtown. Main Street is the primary street
corridor through the community, and connects the Downtown to St. Charles/Geneva Roads to the north, Roosevelt
Road to the south, and to points beyond. High traffic volumes along these two east-west corridors provide the
opportunity for increased Downtown exposure by enhancing and/or expanding the wayfinding signage and materials
at these intersections with Main Street.
The primary pathway through Glen Ellyn is the Illinois Prairie Path. Many bicyclists, runners, walkers, and families
utilize this path. The meandering path passes through Downtown along the south side of the railroad tracks and
easily connects the users to the Downtown shopping, services, and amenities – including the Prairie Path Park
between Forest Avenue and Park Boulevard.

Photos along the Illinois Prairie Path.
The Galena and Chicago Union Railroad opened in 1848, connecting the area (now known as Glen Ellyn) to the
region with rail service. Today, three railroad tracks pass through Downtown Glen Ellyn, connecting the community
to Downtown Chicago 20 miles to the east and Elburn 22 miles to the west. Travel times between Glen Ellyn and
Downtown Chicago are generally 48 minutes via a local train, and 36 minutes via an express train.
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Glen Ellyn Street Map

Pedestrian
Many participants in the planning process have mentioned that they feel that one of the positive attributes of the
Downtown is its pedestrian-friendliness. Many of these same people also mention that parking is not convenient,
while others say that if someone is willing to walk just a block or two there is ample parking. Pedestrian-friendliness
is more than just walking a block or two – the walk also needs to be enjoyable enough that a one- or two-block walk
doesn’t seem very far at all.
Sidewalks and Crosswalks
Sidewalks are a key component of pedestrian-friendliness – too narrow and people bump into each other as they
pass by; too wide/empty and the ambiance can feel cold and uninviting; too poorly maintained and they become a
safety hazard; and too much snow and ice and people might go home or shop in an enclosed mall.
Crosswalks are another component to pedestrian-friendliness. Unfortunately, not every driver yields to pedestrians in
crosswalks, so crossing streets can sometimes result in an unpleasant experience.
Multiple participants have mentioned issues regarding the maintenance of the sidewalks – either sections of concrete
are in need of repair/replacement or the sidewalks are not completely cleared of snow/ice (including piles of snow
along the curb line, making it difficult for passengers to get out of cars that utilize the on-street parking.
Railroad Crossings
The study area has three railroad crossings for pedestrians – one each at Prospect Avenue, Main Street, and Park
Boulevard. The crossings at Main Street and Park Boulevard have decorative planters and benches so that
pedestrians can take a seat and rest if the wait for trains gets too long.
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Bicycle
A very fuel-efficient alternative to the automobile can get the bicyclist to his or her destination faster than walking.
Finding safe routes of travel – for recreation or for transportation – is a high priority.
Bicycle Routes

Illinois Prairie Path
The Illinois Prairie Path is a 61-mile trail that connects Forest Park to Elgin. The main stem of the Illinois Prairie Path
passes through Downtown Glen Ellyn. To the west, the Elgin Branch (with a Geneva Spur) and the Aurora Branch
(with a Batavia Spur) split off from the main stem just west of Main Street in Wheaton. To the east, the main stem of
the path connects to the Great Western Trail (between Villa Park and Elmhurst), and continues to Forest Park.
Amenities along the Illinois Prairie Path as listed in the DuPage County Trail Guide1 include: a swimming pool,
restored archaeological site, a museum, picnic areas, an 1890’s living history farm, restrooms, concession stands,
equestrian trails, pavilions and parking lots. Prairie Path Park is listed as a point of interest along the Illinois Prairie
Path. The only amenity in the Prairie Path Park listed on the brochure is a drinking fountain. Recommendation:
Make a request to update the brochure to include a gazebo and rest area benches, and consider adding amenities to
the park and along the pathway to entice users of the trail to stop in Glen Ellyn.
On-Street Routes
According to the Illinois Official Bicycle Map: Chicago/Northeastern Illinois Map 1, indicates that caution is advised for
bicyclists who choose to ride their bikes on Main Street between Roosevelt Road and Geneva/St. Charles Roads. In
addition, Roosevelt Road is not a recommended route for bicycling, and caution is advised on Geneva Road and St.
Charles Road (both west of Main Street); however, St. Charles Road east of Main Street is deemed “most suitable for
bicycling”. Participants in the planning process have also mentioned the difficulty of riding a bicycle along Park
Boulevard.
1

http://www.dupageco.org/bikeways/trailGuide.pdf
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The DuPage County Bikeways and Trails Map, indicates a “Proposed Local Bikeway” along Lorraine Road from
Duane Street, south to Roosevelt Road (via Greenfield Avenue and Lambert Avenue), past Glen Ellyn Village Links,
east on Fawell Boulevard, to points east of I-355.
Recommendation: Consider marketing the Downtown to bicyclists who travel along St. Charles Road east of Main
Street, and consider future upgrades to the “caution” routes to encourage bike ridership outside the Downtown area
and entice that ridership to visit Downtown Glen Ellyn. In addition, be supportive of DuPage County’s “Proposed
Local Bikeway” that could safely connect residents living in the southern portion of the community to Downtown Glen
Ellyn.
Bike Racks
Bike racks are provided at the Glen Ellyn Train Station, in Volunteer Park, and several locations along Main Street.
In-person observations indicate that many more racks are needed due to high bicycle parking demand on nice days
(i.e. bikes are frequently locked up to lamp posts, trees, and fences). Recommendation: Establish a coordinated
street furniture scheme (i.e. benches, lamp posts, bike racks, etc.) and install bicycle racks along Main Street and
adjacent to the Glen Ellyn Train Station first (Phase I), followed by side streets that intersect Main Street (Phase II),
and other Downtown streets (Phase III).
DuPage County Trail Plan
The DuPage County Trail Plan (2003) identified three improvement projects in the Village of Glen Ellyn, one of which
is located just outside the study area at the southwest corner of Park Boulevard and the railroad tracks. The
Park/Montclair “Commuter Parking Lot and Illinois Prairie Path Improvement Project” includes adding low-growing
and low-maintenance shrubs to separate the path from the parking area. This project is complete.

Transit

Mass transit moves large numbers of passengers for great distances with greater fuel-efficiency than a large number
of personal automobiles moving the same individuals from their points of origin to their points of destination. Freight
rail moves large quantities of goods and services for great distances with greater fuel-efficiency than a large number
of trucks moving the same inventory from their points of origin to their points of destination.
Although there are other means of mass transportation, rail (freight and commuter) and bus service are the primary
types discussed in this report.
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Public Transportation

Rail
The railroad is both a divider and a connector. It is a divider because commuter and freight trains pass through the
Downtown more than 100 times in a 24-hour period, interrupting travel for pedestrians, bicyclists, and drivers. Yet
the railroad is also a connector – Metra passengers can connect to Downtown Chicago, Elburn, or anywhere in
between2, and they don’t need to drive to get there.
Metra
Metra Rail is a passenger rail system of 495 miles of tracks and 230 stations, and services Cook, DuPage, Kane,
Lake, McHenry, and Will Counties. After the Regional Transportation Authority was created in 1974, Metra
(along with Pace Bus and the Chicago Transit Authority) was created in 1983, to address the commuter rail
needs in northeastern Illinois.
Each train accommodates ADA passengers, and the off-peak hour transport of bicycles.

Source: www.metrarail.com and enhanced by TBS.
2

Metra’s Suburban Transit Access Route (STAR) Line could potentially provide additional connections for Glen Ellyn
residents in the future - from a transfer point in West Chicago – to places such as Naperville, Plainfield, and Joliet (to the
south) and Barrington, IKEA, and an O’Hare transfer point (to the north). http://metraconnects.metrarail.com/star.php
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Train Station
The original train station was built in 1852 and was known as Danby Station. The current station is located
on the north (inbound) side of the tracks. Improvements to the station area in 2008 included the
replacement of the retaining wall between the station and the sidewalk along Crescent Boulevard. Any
facility upgrade or replacement requests should be made in writing to Metra’s Executive Director.
The existing wood fencing along the tracks is in disrepair. Consider replacing this fencing with a decorative
metal fencing to match the historic and urban atmosphere of the Downtown.
During the public participation process, communities such as Wheaton, Downers Grove, and Naperville,
were mentioned by citizens and business owners when they were discussing Downtown Glen Ellyn;
therefore, the following discussion includes a side-by-side comparison of commuter-related items.
As with all good station areas, the four stations are surrounded by residential neighborhoods. Residents of
these neighborhoods tend to be the primary clientele of the station and the merchants in the station area.
Glen Ellyn has a small downtown and is completely surrounded by residential neighborhoods. By
comparison, Wheaton has a larger downtown and a college campus (Wheaton College) nearby. Currently,
Downers Grove has a small downtown; however, extensive mixed-use and multiple family developments will
change the character and the vibrancy of this downtown in the near future. Naperville has a larger
downtown settled along the DuPage River. This comparison community is different than the other three in
that the station is on the outskirts of the downtown area, and the railroad crossing is separated from
Washington Street (the “main” street connection to Downtown Naperville).
Glen Ellyn
Glen Ellyn Station

Wheaton
Wheaton Station

Downers Grove
Main Street Station

Naperville
Naperville Station

The rail line is a thick, black line; the primary roads are white with thin white borders; the yellow/light shading
is residential; the red/medium shading is commercial; and the blue/dark shading is institutional. All maps
are illustrated at the same scale. Source: www.rtams.org.
According to the Regional Transportation Asset Management System (RTAMS)3, within a ½-mile of the Glen
Ellyn Train Station, the population is 3,866, and within one mile, the population is 14,667. In addition, within
a ½-mile of the Glen Ellyn Train Station, employment is 2,129 employees, and within one mile, employment
is 3,470. Downers Grove has the largest population within a ½-mile of its station; Wheaton has the largest
population within one mile of its station; and Naperville has more jobs than population within ½-mile and
one-mile radii of its station.

3

Also referencing the 2000 U.S. Census Population Count and the Northeastern Illinois Planning Commission (NIPC) 2000
Employment Estimates.
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Glen Ellyn
Wheaton
Downers Grove
Station Area
½-mile
1 mile
½-mile
1 mile
½-mile
1 mile
Population
3,866
14,667
3,665
15,178
4,301
13,766
Employment
2,129
3,470
5,135
13,408
2,291
5,244
Source: 2000 U.S. Census Population Count; NIPC 2000 Employment Estimates.

½-mile
3,907
4,678

Naperville
1 mile
13,487
14,416

Ridership
Metra ridership for weekday boardings4 at the Glen Ellyn Train Station has averaged 1,987 passengers per
day, with an all-time high of 2,506 boardings in 1979 (the first year data was available), and an all-time low
of 1,537 boardings in 2006 (the last year data was available). Similarly, Downers Grove’s ridership peaked
in 1979 with nearly the same number of passengers as Glen Ellyn. Wheaton reached its maximum ridership
in 1993, while Naperville reached its peak in 2006.
Glen Ellyn
Wheaton
Weekday
Number
Year Number
Year
Boardings
Maximum
2,506
1979
2,188
1993
Minimum
1,537
2006
1,655
2002
Average
1,987
1,967
Source: Metra Biennial Boarding and Alighting Counts.

Downers Grove
Number
Year
2,529
1,830
2,169

1979
1983
-

Number

Naperville
Year

4,112
2,571
3,431

2006
1983
-

Mode of Access
Mode of Access data was collected in 1999 and 2002. In Glen Ellyn, walking, biking, and carpooling
decreased; driving alone and being dropped off increased; and utilizing Pace Bus remained constant.
Wheaton was the only community that saw an increase in Metra passengers accessing the train station by
walking; Downers Grove had the lowest rates for driving alone; and Naperville had the highest utilization of
bus service.
Glen Ellyn
Wheaton
1999
2002
1999
2002
(%)
(%)
(%)
(%)
Walking
29
25
19
22
Driving Alone
36
42
49
51
Dropped Off
19
22
15
20
Carpooling
5
3
3
3
Bus
7
7
7
3
Biking
2
1
3
1
Source: Metra 1999 & 2002 On-Board Passenger Survey.
Mode

Downers Grove
1999
2002
(%)
(%)
25
21
34
36
18
19
6
4
11
12
2
2

1999
(%)
9
47
19
4
18
1

Naperville
2002
(%)
9
47
18
5
17
2

Commuter Parking
Currently, Metra is conducting a Preliminary Engineering phase on the Union Pacific West Line Core
Capacity Upgrade, which is a part of the Federal Transit Administration’s (FTA’s) New Starts program. This
study will look into increasing capacity of the line, including adding a third track between Elmhurst and River
Forest to allow for more express service. In addition, an Alternatives Analysis study has identified a need
4

Source: Metra Biennial Boarding and Alighting Counts.
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for an additional 1,658 commuter parking spaces between the Glen Ellyn Train Station and West Chicago
Station areas (including the College Avenue, Wheaton, and Winfield Stations) by 2011. A specific number
has not been identified for Downtown Glen Ellyn; however, the consideration for future parking must be
considered during the concept plan development, plan refinement, and implementation phases of the
Downtown Strategic Plan process. In addition, if the plan identifies the need for more dwelling units within
walking distance of the Glen Ellyn Train Station, the case for a reduced number of commuter parking stalls
must be made to Metra during the Core Capacity Upgrade planning and implementation processes.
The most recent commuter parking data was collected in 2007. Glen Ellyn – as well was Wheaton and
Downers Grove – had a parking utilization rate of 93%, while Naperville is at full capacity (100%).
Glen Ellyn
Wheaton
Parking
Number
% Number
%
Utilization
717
93
747
93
Source: Metra 2007 Parking Capacity and Utilization Count

Downers Grove
Naperville
Number
% Capacity
%
924
93
1,350
100

Union Pacific Railroad (UPRR)
The railway helped plant the roots for what is now Downtown Glen Ellyn. Union Pacific Railroad (UPRR) owns
the rail right-of-way that traverses Downtown Glen Ellyn. The mission statement of the UPRR is: “Union Pacific
works for the good of our customers, our shareholders and one another. Our commitment defines us and drives
the economic strength of our company and our country.” The UPRR system has connections across the western
two-thirds of the country.
An “average freight trains per day” was not shared by the UPRR due to safety reasons; however, it is known that
freight trains have come to a complete stop in the Downtown, blocking north-south pedestrian, bicycle, and
automobile traffic.
A potential solution – to keep pedestrian activity alive in the Downtown area even when trains are blocking
access between the north side and south side of the tracks – is a pedestrian overpass or underpass in the
downtown area.
A vehicular overpass or underpass in the Downtown might be desirable as well; however, the ramifications of
how it impacts the ambiance of the history of the Downtown – especially Main Street – should be carefully
considered. Recommendation: Consider pursuing pedestrian overpass or underpass concepts in the
Downtown.
Bus
Glen Ellyn is served by Pace Bus, a division of the Regional Transportation Authority (which also oversees Metra
passenger rail, and the Chicago Transit Authority’s rail and city bus services).
Pace Bus
Like Metra, Pace Bus was created in 1983, to address the suburban bus needs in northeastern Illinois. Each
bus is ADA-accessible and has bike racks. Pace Bus oversees several travel programs:




Ride Share. Find potential carpool or vanpool matches with pacerideshare.com.
Metra Feeder. Ride to a Metra station from local neighborhoods.
Fixed Route. There are 230 routes throughout Pace Bus’ service area.
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Routes5
Glen Ellyn is served by three (3) rush hour feeder bus routes and one (1) full-service bus route; however,
only Routes 654, 657, and 715 service Downtown Glen Ellyn. As of June 9, 2008, Route 653 –
Bloomington/Glendale Heights, has been changed to/merged with Route 657.

Source: www.pacebus.com


654 – South Glen Ellyn
Provides rush hour feeder service from south Glen Ellyn to the Glen Ellyn Metra Station. Serves
Butterfield West and Raintree subdivisions.



657 – Bloomingdale/Glendale Heights
Provides rush hour feeder service from western Glendale Heights to the Glen Ellyn Metra Station.
Some of the residential areas served are: Glen Lake Club Apartments, Evergreen of Glendale
Heights, Deer Glen, Fordham Glen Apartments, Concord Pointe, and Wildwood Glen.



715 – Central DuPage
Provides service between Addison and Darien. Serves Glen Oaks Hospital, Finley Square,
Yorktown, College of DuPage, and the Glen Ellyn Metra and Westmont Metra Stations. Rush hour
service is provided to Argonne National Labs.

Ridership
Weekday ridership on Route 715 – a “Suburban Link” service – has been steady, with a range of averaging
493 passengers for the month of April over the past 12 years. The peak ridership level of 539 was recorded
in 2005.
Weekday ridership on the “Metra Feeder” routes (Routes 653, 654, and 657) serving the Glen Ellyn Train
Station has been in general decline since the first data was collected in 1997. All-time ridership lows
recorded for the month of April occurred in 2007 and 2008, one-half to one-third of the peak ridership levels
for each respective routes. Route 653 recorded 59 passengers, Route 654 recorded 28 passengers, and
Route 657 recorded 55 passengers. Although142 passengers doesn’t appear to be a significant number, if
we would assume that the other alternative was to drive alone, 142 vehicle trips have been saved through
Pace Bus’ Metra Feeder program.

5

Descriptions of all four routes were obtained from www.pacebus.com.
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Recommendation: Although the routes were recently reorganized on June 9, 2008, continue to consider
how to incorporate the Pace Bus service into the community by working with Pace Bus representatives,
neighboring community leaders, College of DuPage administration and students, and citizens, to increase
ridership by reducing the time between pick-ups and drop-offs.

Automobile
The personal automobile is one of the faster means of reaching a destination for local and regional trips, assuming
there is no congestion, road construction, etc. The primary market area of the Downtown – generally defined as
North Avenue to the north, Butterfield Road to the south, Main Street (Wheaton)/Naperville Road to the west, and I355 to the east – contains transportation alternatives other than the personal automobile; however, many
suburbanites consider using their cars first, other modes (such as bus, bike, walk) second. Traffic, access,
circulation, parking supply and parking demand are addressed in this report.
Traffic & Circulation
Downtown Glen Ellyn has some unique traffic patterns that may initially confuse drivers who are searching for a
parking space. One example is the Horse Trough at the intersection of Main Street and Crescent Avenue. Because
it is located in the intersection it forces one block of Main Street to have one-way traffic heading south, whereas the
rest of Main Street has two-way traffic. Therefore, northbound drivers are forced into a one-way loop, which can be
inconvenient whether they are looking for a parking space or are intending to head north of the Downtown area.
According to information provided by the Village of Glen Ellyn, there has been an average of 8.8 traffic accidents per
year within one hundred feet of this intersection, in 2003 to 2007. In 2008 there have already been 14 accidents
through the end of June. Some of these accidents involved cars that were parked on Main Street, while other
accidents happened at the intersection itself and were most likely due to drivers not understanding who has the rightof-way because of the location of the Horse Trough. In fact, some accidents have involved drivers crashing into the
Horse Trough itself, causing damage to it. Relocating the Horse Trough may help reduce confusion at this
intersection. If the Horse Trough is relocated then this intersection would need to have its traffic signage updated to
further clarify the traffic pattern to drivers. Northbound drivers who have just crossed the railroad tracks should still
be prohibited from making a left-hand turn from Main Street onto Crescent Avenue. If a left-hand turn was allowed at
this intersection then it would create a potential traffic back-up on Main Street across the railroad tracks, and this
situation should be avoided. Therefore, to reiterate, if the Horse Trough is to be relocated then Walker Parking
Consultants recommends installing new signage at the intersection to make the traffic patterns very clear to drivers
because of the proximity of the train tracks.
As mentioned above, the one-way block of Main Street just north of the Horse Trough also poses an inconvenience
to drivers. Changing this block back to two-way traffic flow may also help reduce confusion at the Horse Trough
intersection. A number of years ago many cities converted their downtown two-way streets to one-way streets to
improve upon roadway traffic flow. Now, however, moving vehicles swiftly through the Downtown area may be
counter-productive to providing a vibrant and prosperous Downtown that the Village of Glen Ellyn is seeking. A
number of cities are now studying their one-way streets and are converting them back to two-way to improve upon
wayfinding and property access. If the Village pursues a two-way traffic option, the angled parking would need to be
converted to parallel parking to ensure that drivers don’t try to attempt a U-turn into an on-street parking stall. A
potential benefit of converting angled parking stalls into parallel parking stalls is to increase sidewalk widths that
could accommodate outdoor dining, beautification displays, artwork, etc. The existing daily traffic counts for Glen
Ellyn, all fewer than 10,000 vehicles per day (vpd) with Main Street at 9,500 vpd north of the tracks and 8,600 vpd
south of the tracks, suggest that two-way streets could be easily accommodated throughout the Downtown study
area. The rule of thumb for daily traffic counts is that a typical street can handle 5,000 vpd/lane, which means that a
street with two lanes can handle 10,000 vpd. This is not to say that a roadway could not carry more than 5,000
vpd/lane satisfactorily, but it does say that if the traffic volumes are less than 5,000 vpd/lane then the traffic Level of
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Service (LOS) will be satisfactory. Many factors weigh into LOS including street width, mix of vehicles, traffic signal
timing, roadway grade, etc.; therefore, more analysis is needed when the traffic volumes exceed 5,000 vpd/lane. If
the daily traffic counts were to exceed 10,000 vpd then it might warrant keeping the one-way traffic flow on certain
streets or increasing the number of lanes in some of the two-way streets. Currently, the Downtown streets only
appear to be congested during special events or while traffic is stopped for a train crossing. Two-way streets are
recommended in the Downtown to improve business access, to avoid confusion for first-time visitors, and to relieve
potential gridlock associated with train traffic. A full traffic engineering study of Downtown streets would determine
the types of infrastructure components such as signage, turning lanes, on-street parking adjustments, etc. needed to
make the conversion from one-way to two-way traffic a reality.
Circulation Inventory and Traffic Access

Study Zone
The main zone that the parking assessment was performed in is bounded by Anthony Street to the north, Park
Boulevard to the east, Hillside Avenue to the south and Western Avenue to the west. The Park/Montclair parking lot
and the parking lot and street spaces for Glenbard West High School were also included in the assessment, since
they impact parking in the study area. An attached map labeled “Overall Site” shows the main study zone broken up
into smaller color-coded zones which are each enlarged on subsequent maps. The purpose of color-coding these
zones is to help orient the reader to which part of the Downtown area they are looking at when they compare the
enlarged maps to the overall Downtown map.
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Circulation
The Downtown area is an isolated neighborhood lacking an arterial. Main Street has an Average Annual Daily Traffic
(AADT) count of only 8,600-9,500, and Park Boulevard has an AADT of 9,700; whereas, Roosevelt Road has an
AADT of 43,700 and St. Charles/Geneva Road has an AADT of 18,500-19,200. Other area communities with more
active downtown centers include: Wheaton (16,800 AADT), Downers Grove (17,100 AADT), and Naperville (26,000
AADT).
Traffic Volume
Volume and location of commercial, retail, office, and residential uses have impacts on any downtown or
shopping area. Most national chain retailers look for 20,000 vehicles per day (minimum) before considering a
site, and Washington Street in Downtown Naperville exceeds the threshold; whereas, Main Street in Downtown
Glen Ellyn falls short of the threshold by more than half.
Glen Ellyn

Wheaton

Downers Grove

Naperville

Main Street

Main Street

Main Street

Washington Street

North
Average Annual Daily Traffic
9,500
Source: www.gettingaroundillinois.com

South
8,600

North
16,800

South
16,800

North
17,100

South
17,100

North
26,000

South
26,000

Streets
Vehicular traffic is circulated within the Downtown along critical one-way corridors, which creates a circular
circulation route. Transit-Oriented Developments (TODs) prefer a grid of interconnected, two-way streets that
provide many circulation options to get from “Point A” to “Point B”; however, all personal vehicle circulation is
secondary to pedestrian, bicycle, and transit (bus and train) modes of transportation.
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Street
Sections

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 6: Page 72C of 199

Street
Sections
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Railroad
The Union Pacific Railroad (UPRR) bisects the Downtown into north-south segments, and the rail corridor
interrupts the flow of pedestrian, bicycle, and vehicular traffic each time a train passes through the Downtown.
Parking
Transit-Oriented Developments (TODs) – of which Downtown Glen Ellyn is an example – are about people, not
cars; therefore, people must be the top priority in any development design. However, in modern American
society, the facilities for personal automobiles cannot be ignored, and must be accommodated.
Parking should be shared whenever and wherever possible. The most straightforward example of shared
parking is utilizing daytime office parking for evening restaurant and entertainment parking. Rules of Thumb for
parking in TODs include the following6:





Retail:
Office:
Residential:
Mixed-Use Environment:

0-3 stalls/1,000 SF
1 stall/1,000 SF
1 stall/dwelling unit
50% shared stalls (minimum)

Since Downtown Glen Ellyn was established before the invention of the automobile, most of the properties are
small in size and shallow in depth, and the historic buildings on these properties cover most – if not all – of their
respective parcels, leaving little or no opportunity for on-site parking.
Parking Availability
An attached map labeled “Major Downtown Public Parking Lots” shows the locations of the major public parking lots
in the Downtown area. Each of these lots is then shown enlarged on a subsequent map. During field observations
Walker noted how full each lot was at the time of day it was visited, which is indicated as a percentage on the map.
Walker observed that most of the lots serving Metra commuters were at least 75% full on a typical weekday in April
2008. A more detailed supply/demand study conducted by Metra in 2007 showed that on a typical weekday the
parking lots serving the station were 93% full. Therefore, what Walker observed on April 9, 2008, of their field
observations seems to support the data from the past Metra study showing that the train lots were nearly full.
Walker’s field observation data is shown in the “Parking Inventory Matrix”. This matrix shows how full the parking lots
in the Downtown area were observed to be during various times of day. Glen Ellyn’s Parking Enforcement Officer
provided the night/evening parking count data, and Walker provided the daytime counts.
The matrix also includes data on all of the smaller business lots and street parking in the Downtown area, indicating a
percentage of how full they were at the times of day they were visited. The areas with the highest percentage of
occupied parking spaces were the Blue and Green Zones with 70% and 83% full. The area with the lowest
percentage of occupied spaces was the Purple Zone with 45% full. It is interesting to note that the Purple Zone has
the largest number of total parking spaces, while the Blue and Green Zones have the smallest numbers of total
parking spaces. This indicates that public and private parking is not evenly distributed within the study zone. It is
likely that the largest number of retail businesses are located in the Blue and Yellow Zones, which accounts for why
there is a higher number of occupied parking spaces in the Zones located to the east of Main Street. Overall, the
parking supply in the Downtown area appears to be unevenly distributed between public and private parking, which
contributes to the perceived shortage of parking in the area. This is discussed in more detail in the “Parking Supply”
section of this report.

6

Source: Transit-Oriented Development Design Training Session. AICP Planners Training Service, Chicago,
Illinois, June 6-7, 2008.
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Hours of Operation
Many of the public parking lots in Downtown Glen Ellyn require a permit to park in them during the main business
hours of the day, but are also available to non-permit holders at off-peak hours. Therefore, the parking supply varies
throughout the day. Table 1 also includes a list of the hours of availability for street parking and public parking lots.
The following information about downtown parking permits was obtained from the Village of Glen Ellyn:
There is a long waiting list for parking permits: two years is the average wait time. The wait time tends to be a little
shorter for merchant permits than for commuter permits. Of 896 total permit holders, 656 are commuters and 240
are merchants. The CBD Employee Lot is reserved for merchants only, while the Main Street, Park-Montclair and
Pennsylvania Lots are reserved for commuters only.
The breakdown of costs for permits is as follows:
Train lots (residents of Glen Ellyn):
Train lots (non-residents):
Train lots (merchants):
Other lots (residents):
Other lots (non-residents):
Other lots (merchants):

$340 per year
$580 per year
$220 per year
$280 per year
$520 per year
$160 per year

Permits are renewed on either a quarterly or annual basis. It is very rare for a permit-holder to give up their permit
once they’ve got one; most people will keep their permits for as long as they live in Glen Ellyn.
Permits are assigned to specific lots. Between all of the lots there are 644 total available spaces; therefore, with a
total of 896 permits sold, the lots are approximately 39% oversold. The tables below give a breakdown by lot.
There are no other types of parking permits in the Downtown area than what is discussed above.
Public Parking Permits

Duane/Lorraine
Crescent/Glenwood
Main/Pennsylvania
CBD Employee
Train Lots
Park/Montclair
South Main
Total

Permits
Commuter Merchant Leased
16
107
0
63
0
25
0
82
25
247
51
0
255
0
0
50
0
0
631
240
50

Stalls
Available*
247
-42
-10
-56
-72
-89
-8
-30

Stalls
Total
247
81
78
51
226
166
42
891

* Note: A negative number indicates that the lot is oversold.

Parking Access
Another issue to consider in evaluating the availability of parking in the Downtown area is how easy or difficult the
various parking lots are for drivers to access. Since there are a lot of one-way streets in the Downtown area, a driver
would need to become somewhat familiar with the traffic flow before they will know how to access each lot. As
previously discussed in the “Traffic & Circulation” section, one area which appears to be particularly confusing to
drivers is the one-way counterclockwise loop from Main Street heading east on Crescent Avenue to Forest Avenue
and Pennsylvania Avenue. Drivers heading north on Main street are forced to take this route, but it doesn’t lead
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them past any of the larger public parking lots. The Circulation Inventory and Traffic Access Map on Page 6-12
illustrates which streets in the Downtown area have one-way traffic flow, and how the one-way loop from Main Street
leads driver past more private parking than public parking.
Parking Supply – General Overview
In layman’s terms, the “parking supply” is the number of parking spaces available for use within a given area. In this
case the area in question is the Downtown study zone. It is important to have a “cushion” of extra spaces in the
supply to account for operating fluctuations, vehicle maneuvers, mis-parked vehicles, snow cover, and minor
construction, etc. A parking system operates at optimum efficiency at somewhat less than its actual capacity. It is
unrealistic to expect an arriving parker to find the last available parking space in a system without significant
frustration and the resulting perception that parking is inadequate.
Description of Parking Supply in Downtown Glen Ellyn
The overall study zone provides approximately 3,030 stalls for the Downtown area. Of these spaces, 1,151 are
available in “public”, off-street parking lots that serve Metra commuters, customers of Downtown businesses and
Village employees. Some of these lots require permits for parking or include meters for collecting revenue. Of the
1,151 off-street “public” stalls, 508 off-street stalls are available all day (metered, a daily fee, or free), an additional 45
off-street stalls are available (on average) in the Train A/B/C/D commuter lots immediately surrounding the Glen Ellyn
Train Station after 11:00 a.m. Monday-Friday, and an additional 66 off-street stalls are available (on average) in the
Park/Montclair commuter lot after 2:00 p.m. Monday-Friday.
Approximately half (247 of 508 stalls) of the all-day public parking stalls are located on the periphery of the
Downtown in the Duane/Lorraine Lot west of the Public Library, in a location that is not convenient to Downtown
shopping. An added disincentive to park at the Duane/Lorraine Lot is a daily parking fee. Free parking is available in
more convenient locations within the core Downtown area.
The Park/Montclair commuter lot stalls are also on the periphery of the Downtown, west of Park Boulevard and south
of the tracks. Although these stalls are slightly more convenient location-wise than the Duane/Lorraine Lot, they are
not as convenient to the Downtown restaurants as the South Main Lot on Main Street between Duane and Hillside.
There are also approximately 1,465 stalls located in various “private” business parking lots that serve individual
businesses. These lots do not require permits and do not charge fees, but they are intended to be strictly reserved
for customer and employee parking of the businesses that they serve and therefore are not included in the same
count as public parking.
The third parking category is on-street “public” parking. There are approximately 414 on-street stalls in the study
zone. These stalls are reserved for customer parking only, and most have a three-hour time limit.
Please note that Glenbard West is just east of the Downtown study area, yet it impacts parking at the east end of the
Downtown. Parking is available for faculty and student use, and it includes 166 off-street and 50 on-street parking
stalls. In addition, some private property owners lease out parking spaces to high school students.
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Public Parking per Quadrant

274
373

65
439
Public Parking = 1,151 stalls

629
450

173
213
Private Parking = 1,465 stalls

102

158

70

84
On-Street Parking = 414 stalls

1,005
893

396
736
Total Parking = 3,030 stalls
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Parking Inventory
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126
339
58
513
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Parking Inventory Matrix
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It should be noted that all of the above parking inventory counts are approximate. This is due to the fact that some of
the lots do not have paint stripes, which mostly applies to the business parking count category. Of the public lots, the
only lot that wasn’t striped at the time of the parking counts is the Park/Montclair lot. It has since been reconstructed,
and it contains 167 stalls.
The maps on Page 6-20 illustrate the proportion of public parking spaces to private parking spaces in the Downtown
area. It can easily be seen that there is a larger area of private spaces than public spaces. As noted above, there
are 1,723 private spaces and 1,513 public spaces (including street parking). This means that more than half of the
parking spaces in the Downtown area are reserved for private use. Again, it is important to note that the private
spaces are in privately owned lots that are reserved for patrons of each particular business. The public is not allowed
to park in these spaces while going to other businesses or events, or else the business owners can have their cars
towed. Therefore, the supply of parking spaces that is available to the general public is much lower than the overall
Downtown parking supply. If the private businesses did not have their own parking lots then there would only be
1,513 parking spaces available in the entire Downtown area. This is why there is a perceived parking shortage in the
Downtown area: there is not an “even” supply of both public and private parking.
One reason for the public parking supply being lower than the private parking supply is that the C5A zoning district
(which the Downtown area belongs to) does not require parking spaces to be provided at all for downtown
businesses – these businesses are allowed to rely on street parking to meet their supply needs, and street parking
only makes up about 13% of the overall Downtown parking supply. One component of parking that the Downtown
area lacks is a “shared parking” supply, in which a person could park in a single parking lot or structure and then walk
to multiple businesses in the Downtown area without having to worry about re-parking in each business’s private lot
or on the street.
Supply Characteristics of a Typical Downtown
Most successful downtowns have parking hassles – if they didn’t, they wouldn’t be successful. Parking demand
is highest at the point of destination, and the demand decreases as the distance of the parking stall from the
desired destination increases; therefore, parking meters are generally found in the most desirable parking
locations and not in the outlying parking areas.
On-street parking is a part of the downtown. If there is enough right-of-way, angled parking is a good choice
because it provides more stalls per block length; if sidewalk space is limited, parallel parking can maximize the
sidewalk dimension while still accommodating flow-through traffic. An added bonus to parallel parking is that it
serves as a protective physical barrier between the pedestrian and the vehicular through-traffic, providing peace
of mind for the pedestrian.
Surface lots are minimized, due to the higher land values associated with downtown locations and the noticeable
physical gaps they can create in the streetscape.
In general, the costs associated with structured parking can be justified and better-absorbed where the demand
for parking is the highest – within or near the heart of the downtown..
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Supply Characteristics of Downtown Glen Ellyn Parking
The public off-street parking is concentrated primarily along the rail corridor. All public parking – commuter,
general public, and on-street – is maintained by the Department of Public Works and enforced by the Police
Department.






Commuter Lots. In general, these lots are located on lands owned by the railway and are maintained
and enforced by the Village’s Department of Public Works and Police Department, respectively.
Public Lots. In general, these lots are owned by the Village. A few lots are one block off the rail
corridor, with two adjacent to civic buildings (the Civic Center and the Fire Station) and one stand-alone
lot (the South Main lot).
Private Lots. These lots are spread throughout Downtown, with a greater number of stalls in the
northwest quadrant of the Downtown, due to the DuPage Medical Clinic parking needs. Private lots
serve the properties on which they are located, and are utilized by building owners, business owners,
employees, and customers of the establishments.
On-Street Parking. These parallel and angled stalls are located in public rights-of-way under the
Village’s jurisdiction.

Public Parking Supply

376
443

223
523

Private Parking Supply

629
450
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Evening Occupancies
June 26
June 27
June 28
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59%
25%
3%
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Evening Occupancies
June 26
June 27
June 28
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84%
100%
100%
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Evening Occupancies
June 26
June 27
June 28
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25%
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Evening Occupancies
June 26
June 27
June 28
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15%
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Evening Occupancies – Train B
June 26
June 27
June 28

37%
52%
76%
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Evening Occupancies – Train A
June 26
June 27
June 28

66%
47%
91%
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Evening Occupancies – Train D
June 26
June 27
June 28

68%
37%
38%
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June 26
June 27
June 28

33%
33%
85%
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Evening Occupancies
June 26
June 27
June 28
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Evening Occupancies
June 26
June 27
June 28
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33%
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Evening Occupancies
June 26
June 27
June 28
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12%
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Evening Occupancies
June 26
June 27
June 28
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Parking Demand – General Overview
In layman’s terms, the “parking demand” is the amount of parking spaces needed within a certain area, based on the
amount of parking generated by various land uses within that area, and the effective supply “cushion”, as described
above. For example, a typical retail store would generate a need for approximately 3.3 parking spaces for every
1,000 square feet of floor area of the store. If a retail store has 10,000 square feet of floor area then it would
generate a need for 33 parking spaces. Restaurants typically require 10 to 25 parking spaces per 1,000 square feet
of restaurant area, depending on what type of restaurant it is. Medical offices such as dental offices typically require
6 parking spaces per 1,000 square feet of office area. All of these examples are based on national averages.
Description of Parking Demand in Downtown Glen Ellyn
One of the major contributors to parking demand in the Downtown area is the Metra Rail system. The Glen Ellyn
Metra Station is located near the intersection of Crescent Boulevard and Forest Avenue. A study conducted by
Metra in 2006 showed that on a typical weekday 1,537 people boarded trains and 1,487 people disembarked trains
at the Glen Ellyn Station. Another study conducted by Metra in 2007 showed that on a typical weekday the parking
lots serving the station were 93% full. Walker also made observations of the parking lots serving Metra during their
field visits and noted that these lots were mostly full on typical weekdays.
Another of the major contributors to parking demand is the various Downtown businesses, restaurants, retail stores,
etc. Some businesses have their own private parking lots, while others rely on customers using street parking. One
of the main concerns of business owners with private lots is having people park in their lots and leave their cars there
while they patronize other businesses. Many of these lots have signs posted notifying people that their cars will be
towed if illegally parked. Business owners have the legal right to have vehicles towed from their private property,
provided that they have the appropriate signage in place notifying customers of the parking restrictions and the
towing company information. As previously discussed in the “Parking Supply” section of this report, there is a larger
supply of private parking spaces than public parking spaces, leading to an unevenness in the parking supply since
there is considerable demand for business, restaurant and retail parking. In addition, the majority of the off-street
private and public parking lots are outside of the C5A district.
Business, restaurant and retail parkers can also use the on-street parking spaces. One of the main issues with onstreet parking, however, is that these spaces are intended for customer use only but are often used by employees of
the various Downtown businesses. As the number of part-time employees increases, the demand for employee
parking increases also, and more employees are going to be parking in spaces that are intended for customers.
Several of the major Downtown parking lots have meters, including the Main/Pennsylvania lot, Crescent/Glenwood,
U.P. West and South Main. Most of the meters have a 3-hour limit, but the South Main lot and the
Crescent/Glenwood lot also have 6-hour limit meters. None of the street parking spaces have meters, but they are
patrolled regularly for vehicles that park there longer than the posted time.
The close proximity of Glenbard West High School to the Downtown area also has an impact on business parking
spaces at the east end of Downtown. Some businesses have sold parking spaces to high school students,
effectively taking these spaces out of the Downtown parking supply on weekdays.
Another factor that affects parking demand is that special events are often held in or near the Downtown area, such
as the Taste of Glen Ellyn, the Independence Day Parade, and an annual Cardboard Boat Regatta. The parking
regulations are somewhat relaxed during these events to accommodate the large crowds.
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To summarize, the user groups that generate demand for parking in Downtown Glen Ellyn can be characterized as
the following types:










Metra commuters
Retail patrons
o Day
o Night
o Weekend
Office patrons
o Day
o Night
o Weekend
Residents
o Day
o Night
o Weekend
Employees
Government officials – Civic Center, Police, Fire, etc.

Parking Enforcement
When it comes to parking, adjustments need to be made to maximize the efficiencies of the existing parking supply
prior to making an investment in expanding the parking supply. Communities in the Chicagoland have different
approaches to commuter and shopper parking. The general parking strategies for the communities of Wheaton,
Downers Grove, Naperville, Hinsdale, and Geneva, are summarized on the following pages.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 6: Page 101C of 199

Wheaton
The City of Wheaton has off-street and on-street parking supplies. There are off-street parking lots to the east
and west of the Metra station, including a parking garage to the northeast. On-street metered parking is broken
down as follows:






1-hour
2-hour
4-hour
9-hour
12-hour

Yellow
Red
Green
Blue
Purple

The majority of the 12-hour parking is provided west of the station – away from the primary shopping district on
Main Street three blocks east of the station. The majority of the short-term parking (1-, 2- and 4-hour parking) is
located near the primary shopping district to keep the convenient shopper parking more available throughout the
day.

Source: www.wheaton.il.us
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Downers Grove
Downers Grove has a five-level parking structure two blocks south of its Main Street Station. The parking
arrangements are as follows:






Level 1
Level 2
Level 3
Level 4
Level 5

4-hour Free Shopper Parking
4-hour Free Shopper Parking, Employee Permit Parking
Daily Fee Parking
Daily Fee Parking, Employee Permit Parking
“Lot S” Commuter Parking , Employee Permit Parking

The Daily Fee Parking is available between 5:00 a.m. and 3:00 p.m., and all parking spaces are free after 3:00
p.m. weekdays, Saturdays, Sundays, and major holidays. Pay stations with “Smart Debit” cards are utilized
where the parking fee is subtracted from the card. The card can be recharged up to $100.

Source: www.downers.us

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 6: Page 103C of 199

Naperville
Commuter parking for the Downtown Naperville Train Station is at full capacity. Daily fee parking is primarily onstreet parking, with payments at the Station.
Since the Metra station is located on the periphery of Downtown Naperville (approximately four blocks north of
the last street on the map below), the commuter parking and visitor/shopper parking are not comingled. Bicycle
parking is available in three different Downtown locations, including structured parking locations. Free parking is
available in all municipal structures and lots. The general parking restrictions are as follows:




On-Street
Surface Lots
Parking Structures

2 hours
3 hours
3 hours to unlimited

In general, the public parking is evenly-distributed throughout Downtown Naperville, as illustrated below:

Source: www.ribfest.net
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Hinsdale
The Village of Hinsdale has recently updated its parking arrangements to maximize the use of existing parking
stalls. Permits used to be issued based on lot location; however, the permits are now issued based on use, and
are broken down into the following color-coded categories:







Commuter Parking
Merchant Parking
Shopper Only/Merchant
Lincoln Lot Merchant
Village Employees
Merchant Parking

Blue
Red
Orange
Yellow
Green
Purple

The permit holders may park in any area that matches the color of the hang tag. Permit hours for merchant and
employee lots are from 9:00 a.m. to 5:00 p.m. (except Sundays). Permit hours for commuter lots are from 7:00
a.m. to 9:15 a.m. (except Sundays). Free parking is available in the Village lot after 9:15 a.m. Monday-Saturday,
and all-day Sunday and major holidays. The Chestnut Street Lot is a “daily fee” lot ($0.25/hour) from 6:00 a.m.
to 6:00 p.m., and may be used by merchants, commuters, and shoppers.

Source: www.villageofhinsdale.org
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Geneva
Like Naperville, the Geneva Metra station is on the periphery of the Downtown (at the bottom of the map below);
therefore, the commuter parking is located to the south of the Downtown. Public parking in the central business
district is spread evenly throughout the Downtown, as illustrated with the orange “P” symbol on the map below.
On-street parking is also available.

Source: www.geneva.il.us
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Local Perceptions
Although a new parking ordinance was adopted in 2007, many participants still expressed concern over the parking
situation in Downtown Glen Ellyn. Although most people felt that the “chalk enforcer” was too efficient, others felt that
he was not doing enough to enforce the parking restrictions.
During the interview process, someone mentioned that the Community Service Officer should be more of an
“ambassador” for the Downtown, and he should transport shoppers between their cars and the core shopping area.
Past Studies
The Village has several past studies that provide insight into the history of traffic and circulation issues in the
Downtown area.
Previous Downtown Glen Ellyn Parking Study
A detailed supply/demand study for parking in the central business district of Glen Ellyn was conducted by
Barton-Aschman Associates, Inc. in 1998 - 1999. It noted that at the time there was currently adequate parking
in the Downtown area, even though there was heavy use by short-term parkers in several of the blocks along
Main Street. It also concluded that the projected parking demand in Glen Ellyn could be met without the need to
construct multilevel parking structures. However, it went on to state that “prudent planning suggests that
conveniently located, larger parking lot sites be preserved for possible garage structures in the long-term future.”
Transportation and Circulation Plan
In 1971, the Village of Glen Ellyn adopted a transportation and circulation plan by Crawford, Bunte, Roden, Inc.,
titled: Final Summary Report: Transportation and Circulation Plan for Glen Ellyn, Illinois. At the time, there were
50 trains passing through the Downtown each day. Anticipating future growth in the area, it was concluded that
a grade separation was the only real solution for the Downtown to remain viable. The Central Business District
Circulation Plan suggested several new strategies, including the following vehicular facilities:




Phase 1 – New Forest Avenue and Glenwood Avenue at-grade crossings.
Phase 2 – A Lorraine Road/Western Avenue overpass at the railroad tracks.
Phase 3 – A Park Boulevard underpass at the railroad tracks.

Some of these concepts – especially the construction of additional at-grade crossings – are not supported by
today’s transportation practices. In addition, the Village has made decisions – such as new development in an
area identified for a by-pass connection – that make it difficult to further implement.
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DuPage Area Transit Plan 2020
The DuPage Area Transit Plan 2020 was developed to “address the issues of mobility” in the DuPage County area.7
The 2020 transit potential in Glen Ellyn near the Train Station ranges from low (in the Lake Ellyn area), to medium
(the area south of the tracks), to high (the area northwest of Main Street and the tracks). This study mentioned that
details and features should be incorporated into the station design that makes it easily-identifiable as a train station.
Nearby convenience amenities such as coffee, snacks, newspapers, dry cleaning, and groceries should be provided
in the station area.
This plan identifies that it is important to ensure a safe, comfortable, and efficient environment for pedestrians.
Pedestrian-friendly facilities include: continuous sidewalks, bus shelters with benches, streetscaping (street trees,
landscaping, signage, etc.), crosswalks, intersection improvements, and pedestrian bridges.8

A pedestrian environment with retail storefront, wide sidewalk, street tree, park bench, floral,
and on-street parking amenities. Source: DuPage Area Transit Plan 2020, Page 48.
Ample sidewalks, human-scaled lighting, compact development, narrow streets, interesting retail displays and a mix
of uses create pedestrian-friendly environments.9

7
8
9

DuPage Area Transit Plan 2030. Oak Brook, IL: DuPage Mayors and Managers Conference in Cooperation with
DuPage County, 2002. Page iii.
Page 48.
Page 50.
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Regional Transportation Authority
The Regional Transportation Authority (RTA) oversees the operations of the Chicago Transit Authority (CTA), Metra
commuter rail, and Pace suburban bus, which is the second-largest transit system in the United States.

Summary of Key Recommendations
Recommendations – Short-Term
There are several ways in which the parking conditions in the Downtown area can be improved. One suggestion is to
re-evaluate the time limits that are posted for street spaces and metered spaces. For example, if more of the 3-hour
meters in the Crescent/Glenwood and South Main lots are converted to 6-hour meters then more people might
choose to park in those lots than on adjacent streets. This would help free up more street parking for short-term
parkers who are only in the area to visit one particular business. This concept could be further strengthened by
changing the time limit on street spaces from 3 hours to 2 hours.
Recommendations – Long-Term
Another way to help alleviate parking congestion is to construct a parking garage. As the maps and matrix show,
parking is not evenly distributed within the Downtown study zone. For example, a large amount of parking spaces
are concentrated in the northwest corner of the study zone because of the medical clinic located there; however, the
area with the largest percentage of occupied parking spaces is the northeast corner of the study zone. Since the
medical clinic stalls in the northwest corner are not part of the “public” supply they do not help alleviate any
congestion that might occur for retail shoppers or Metra commuters who are looking for parking spaces in the
northeast corner. The point that this illustrates is that much of the parking in the Downtown area is “use-specific”,
and there is not an existing parking facility that accommodates a “shared parking” philosophy.
This is a good example of a case where a parking structure can be an asset to a Downtown area. By having one
centrally-located facility for all retail and business parking, visitors to the Downtown area will be able to park once but
patronize more than one type of destination in the Downtown area. This could allow business owners to reserve
more of the spaces in their private lots for their customers or employees, in order to allow more customers access to
use the street spaces. A parking structure might also allow for more street spaces to be dedicated to convenience
parking.
If more civic events and special events are held in the Downtown area it would be especially attractive to have a
centrally-located parking structure available to people coming into the Downtown area for those events. Public
perception is that there is currently a parking problem in the Downtown area, and as the saying goes, “perception is
reality.” In Walker Parking’s opinion, it appears that an appropriate number of parking spaces exist in the Downtown
area; however, these spaces may not be in the best locations to serve the needs of the Downtown area in the most
effective manner. For all of these reasons, it is Walker’s opinion that a parking structure would be an attractive
addition to the Downtown area. In addition, existing surface lots could become available for infill development.
Additional parking will be necessary accommodate the needs of future development, including the event and
recreation programming for the community greenspace. The amount and location of structured and surface parking
will be dependent upon the programming outcomes of the preferred Downtown Strategic Plan. Parking
improvements should be coupled with efficient traffic circulation recommendations.
Parking Structure Concepts
It is one of the goals of the Downtown Strategic Plan to determine if any additional parking spaces are needed in the
Downtown area, and what location would be best for a parking structure to be built in if one is needed. Walker’s
overall impression is that people in Glen Ellyn feel that a parking structure would help alleviate the public-perceived
parking problems in the Downtown area. Through discussions with various Downtown business people and Village
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employees, a lot of people mentioned that they would like to see a parking structure built in the Downtown area. A
parking structure could include permit parking for Metra commuters, public parking for shoppers and leased parking
for Downtown business owners and their employees, and could help alleviate parking congestion during peak
shopping days and special events. Based on ensuring the highest and best use of Downtown properties (especially
existing surface parking lots), potential new development and community event programming as the result of the
Downtown Strategic Plan process, and public perception, providing structured parking in the Downtown area is
recommended.
In general, the most basic type of parking structure is one in which there are two aisles (or “bays”) of parking side by
side, with one of them being flat and the other one being a ramp going up to the next parking level. The ramp should
be no steeper than a slope of 6% in order for cars to park on it. Each bay would be approximately 63 feet wide to
accommodate cars parking at 90-degrees on both sides of a two-way drive aisle. The ramp would need to be long
enough to reach the next level at a height of around 10’ to 11’ above the floor below it. Therefore, a “basic” parking
structure would require a footprint of approximately 125’ wide by 275’ long. If a particular site does not meet those
dimensions then there are other styles of parking structures that can work. For example, if the site is not wide
enough then angled parking with one-way drive aisles can be used instead of 90-degree parking in order to make the
bays narrower. In this case both of the parking bays would need to be ramped; one would be for upbound traffic and
the other for downbound traffic. For another example, if the site is not long enough then both bays can slope or a
“speed ramp” can be used instead of a parking ramp. Speed ramps have steeper slopes such as 12% and no cars
are allowed to park on them. These are just three examples of how a parking structure can be designed to
accommodate a small site; there are many other options available.
In April 2008 interviews were held at the Glen Ellyn Civic Center with various stakeholders who were chosen by the
Village Board. These stakeholders included business owners, residents, Village employees and other people who
work in Downtown Glen Ellyn. Several sites were suggested during the interview process for a possible parking
structure location. The following is a list of proposed sites:










Main/Pennsylvania Lot
East Side of Glenwood Avenue, between Pennsylvania and Crescent
Crescent/Glenwood Lot
The southwest corner of Pennsylvania and Forest Avenues
The area between Crescent Boulevard and the Tracks, East of Park Boulevard
Duane/Lorraine Lot
South Main Lot
Civic Center Lot
Park/Montclair Lot

The feasibility of building a parking structure on these lots depends on several variables. As discussed above, the
size of the site will determine what “style” of parking structure can be built on it. Some parking structure layouts are
more efficient than others, in that they can achieve a higher number of parking spaces per square foot of structure. If
a site lends itself to a more efficient parking layout then it will be more cost effective to build.
Another factor is the slope of the site. For example, if a site is situated on a corner where one of the adjoining streets
slopes up and the other slopes down, then it’s possible that the parking structure could have an upper entrance and a
lower entrance, and therefore no internal ramp would be needed. A structure like this could be very efficient,
although some excavation would be required for the lower level which would add cost. A parking structure with
underground levels would be more expensive to build than one that is fully above ground.
Access to the site is another factor to consider. A structure that is located on a corner lot can potentially have two
entry/exit points, whereas one that is located midblock might only be able to have one entry/exit point. The traffic
pattern on the streets will also affect the parking structure. If the structure is located on a one-way street then it limits
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the choices for how drivers will enter and exit the structure, and could cause back-ups inside the structure or on the
street. All of the above factors should be evaluated in detail when choosing a site for a future parking structure, and
will be considered during the development of “bubble diagram” concept alternative plans.
General Parking
The parking recommendations should be reviewed as soon as possible after the plan is adopted. Short-term parking
initiatives should be implemented where applicable. If the need for a multi-level parking garage receives the
appropriate support, then steps should be taken to work out and finalize the details and implement the
recommendation as soon as possible.
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Civic Spaces and Events
Overview
According to the “Market Analysis and Strategic Action Plan for Downtown Glen Ellyn”, until more people are brought
into the Downtown more often, the business growth needed to motivate private investments to property and business
expansion is expected to be challenging. A stronger emphasis should be placed on bringing more frequent and more
exciting events and programs into the Downtown, and that all activities be well-coordinated and the Downtown
business community.
Public uses (along with retail and residential uses) are a minimum requirement of a Transit-Oriented Development
(TOD)1. The general distribution of the three basic uses in an employment-based TOD such as Downtown Glen
Ellyn is 30-70% core/employment, 20-60% housing, and 5-15% public. 2
Public uses include parks, plazas, greens, public buildings, and public services. In addition to a larger community
space at the heart of the core area, smaller parks and plazas must be provided in the surrounding residential
neighborhoods to meet the local population’s needs. 3

Prairie Path Park

Prairie Path Park is located along the south side of the Illinois Prairie Path, between Forest Avenue and Park
Boulevard. It is slightly less than a ½-acre in area, with a gazebo, park benches, a small pathway of its own, and
landscaping.

Volunteer Park
Volunteer Park is located at the southwest corner of Pennsylvania Avenue and Prospect Avenue. It is slightly less
than a ¼-acre in area, with hardscaping, plantings, a bicycle sculpture, a drinking fountain, park benches, etc.

1
2
3

A Transit-Oriented Development (TOD) is a mixed-use neighborhood focused around a transit station. Downtown Glen
Ellyn is an example of a TOD.
Calthorpe, Peter. The Next American Metropolis: Ecology, Community, and the American Dream. New York: Princeton
Architectural Press, 1993, pg 63.
Calthorpe, Peter. The Next American Metropolis: Ecology, Community, and the American Dream. New York: Princeton
Architectural Press, 1993, pg 59.
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Nearby Amenities
Although the following amenities are not included within this plan’s study area, they do have an impact on the events
and activities within the Downtown area.
Lake Ellyn Park
This 25-acre recreational amenity is tucked behind Glenbard West High School, and is host to events and
activities such as the Fourth of July Fireworks, and the Cardboard Boat Regatta and ice skating on its 10-acre
lake. The Boathouse on the shore of Lake Ellyn can be rented by individuals or groups. Its hall is 1,840 square
feet in area and can accommodate seating for up to 120 people.
Memorial Park
This park is located south of Crescent Boulevard, north of the tracks, and east of Park Boulevard. In 2000, the
Glen Ellyn Park District sold the park to the Village of Glen Ellyn, and in turn, sold it to the Glenbard Township
High School District #87, where it now contains athletic facilities (soccer field, ball diamond, and tennis courts)
for Glenbard West High School.

Civic Spaces in Other Communities

Other communities along the Metra rail lines have public parks and greenspaces near their depots. Sample
communities include: Wheaton, Lombard, Hinsdale, Western Springs, Riverside, and La Grange – Stone Avenue.

Wheaton

Hinsdale

LaGrange – Stone Avenue

Riverside

Western Springs

Lombard

Source: maps.live.com

Events
The Downtown is the heart of the community, where gatherings and celebrations routinely occur, with food,
beverages and fun activities for people of all ages. A few of the more popular events that were routinely mentioned
during the early public participation process include:
Taste of Glen Ellyn. A popular event to attend by the community; however, most if not all restaurants and food
vendors originate from outside of Glen Ellyn. Recommendation: Consider changing the format to include all
Glen Ellyn restaurants, allow the Downtown restaurateurs to set up a vendor booth outside of their locations (to
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allow the food to be prepared in the kitchen of the respective establishment, ensuring quality control; and to
allow the patrons to stroll through the Downtown and remember the location of the restaurant so that he/she can
come back and visit during the rest of the year). In addition, involve the culinary arts and hospitality students
from the College of DuPage in this event. The students can serve as interns at the various restaurants, set up
booths to sell their own culinary creations, and/or help organize the event itself.
Fourth of July. An event so big it has its own committee. Events include a parade, a picnic, and fireworks.
Recommendation: Continue this annual celebration, and consider how the local businesses and restaurants can
be more involved.
Jazz Fest. A very popular event in the Downtown, where Main Street is closed off between Pennsylvania
Avenue and Crescent Boulevard and temporarily landscaped to add to the ambiance of the event, and four
different jazz groups play. Recommendation: Continue to hold this festival, potentially expand it in the future to a
multi-day event, and encourage 100% Downtown merchant participation by keeping their stores open during
festival hours.

Jazz Garden (top left), “lounge” detail (top middle), standing room only crowd (top right), and the 2008
Jazz Garden landscape plan for Main Street (above). Source: www.jazzfestglenellyn.org.
Halloween Trick-or-Treating. A popular event for the children, and the parents who accompany their children to
the stores return to the stores at a later date to shop for merchandise because they liked what they saw when
they came into the store while trick-or-treating. Recommendation: Continue the tradition and consider handing
out tricks-or-treats to the parents, including coupons to be used within seven days of the event, flyers with
November and holiday specials, and/or bite-sized samples of the cuisine of the establishment.
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Holiday Walk. The 2007 event included carolers, Santa, a Christmas Tree, and holiday lights. Stores and
restaurants held later hours, exclusive Holiday Walk services, and specials through the end of the year. In
addition, the Glen Ellyn Chamber of Commerce encouraged the community to shop and dine in the Downtown.
Event Listing. Village events are a big part of the community and many different organizations coordinate them,
as evidenced by the following list:

Organization

Event

When Held

Chamber of Commerce

Taste of Glen Ellyn
Halloween Trick or Treating
Holiday Walk
Farmers’ Market

May 16-18, 2008
Saturday, October 25, 2008
Friday after Thanksgiving
May to October
Fridays – 8:00 a.m. to noon
Saturday, July 12, 2008
July 24-26, 2008

Jazz Festival
Sidewalk Sale
Downtown Glen Ellyn Alliance

Holiday Weekends
(Santa, Carriage Rides, Gift Wrap)
Ladies Night Out
Music on Main
Fire Muster
Cicada Mania

Not Planned for 2008
Not Planned for 2008
Not Planned for 2008
Not Planned for 2008

Jaycees

Carnival

During the Taste of Glen Ellyn

The Glen Ellyn Lions Club

Glen Ellyn Festival of the Arts

August 23-24, 2008 (Lake Ellyn)

AAUW

AAUW Book Sale

May 1-3, 2008

Reid’s Lemon-Aid

Reid’s Lemon-Aid Ride for Research
Reid’s Lemon-Aid Stand

April 19, 2008
Not Planned for 2008

Coldwell Banker

Pet Parade

Fall

Library

Book Sale
Harry Potter Book Release

March 14-15, 2008
Not Planned for 2008

Fourth of July Committee

Fourth of July Parade
Fourth of July Picnic
Fireworks

July 4, 2008
July 4, 2008 (Lake Ellyn)
July 4, 2008 (Lake Ellyn)

Park District

Cardboard Boat Regatta
Flea Market at Recreation Center
Freedom Four Run

June 28, 2008 (Lake Ellyn)
May 31, 2008
July 4, 2008

YMCA

Chase to the Taste 5K

May 17, 2008

Glen Ellyn Baseball

Baseball/Softball Parade

April 26, 2008

Glen Ellyn Bible Church

Student Ministries 5K Run

May 24, 2008
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Summary of Key Recommendations
Below is a summary of the key recommendations of this chapter.
A stronger emphasis should be placed on bringing more frequent and more exciting events and programs into the
Downtown, that all activities be well-coordinated with the Downtown business community – including ensuring the
Downtown business community stays open during and after such events. More live music and a better farmers
market were identified by shoppers who completed a “Short Merchant Survey” in April 2008. Other ideas include:






Weekly Music Concerts
Annual Summer Art Displays Painted by Members of the Community
Examples from other communities include painted turtles in Elmhurst (2007), decorated benches in Tinley
Park (2007-08), and painted garden party sidewalk statues in Naperville (2008).
Stand-Up Comedy, Comedy Sportz ™, and/or Second City © touring troupes
Downtown Juried Art Fair
Musical Entertainment at Local Restaurants and Bars

Interviews suggest that consolidating the responsibility for event programming with resulting increased funding and
accountability would be more effective than the current diffusion of responsibility among various entities. The Glen
Ellyn Alliance was formed several years ago. Although the Alliance has accomplished several positive and highlyattended events, funding has been and continues to be a major concern that will limit the progress of this
organization. Individuals operating their businesses have limited time to volunteer. Additional funding will allow for
more events, and the potential for paid event planners to oversee the events. Merchants have the ideas, but have
limited time to help those ideas become a reality.
The Downtown currently lacks an iconic gathering space for events and activities in the Downtown. At a minimum,
investigate how to transform the Metra corridor into a greenway with appropriate lighting, landscaped walkways,
safety elements, noise abatement measures, and public areas that improve the physical environment of the
Downtown, and augments linkages within the Downtown and the Illinois Prairie Path. In addition, it is recommended
that a central gathering place with a signature sculpture for the Downtown be identified and programmed, and
incorporate it into the aforementioned greenway.
General Civic Space and Event Ideas
Whenever possible, a fountain, waterfall, or other running water display should be installed to add to the ambiance of
the Downtown. Include seating nearby so passersby can sit down and enjoy the sights and sounds of moving water.
The College of DuPage represents a major source of programming and support for the Downtown. The College’s
Culinary Market should participate in future Taste of Glen Ellyn events. In addition a band shell/performance venue
and local eating/drinking establishments are other potential outlets for the College.
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Public Participation
Overview
Extensive information-gathering sessions were held in the community during the data collection and analysis phase
of the Downtown Strategic Plan. Individual and small group interviews were held throughout April 2008, a project
website (coordinated by the Village) was created to inform citizens about the planning process and allow public
feedback via email, and a three-day Main Street Design Studio and Charette event was held at 476 Main Street. In
addition, a Downtown Advisory Committee (DAC) was formed by the Village Board to serve as a “sounding board” for
feedback on ideas prepared by the consulting team. The DAC is comprised of many volunteer community
stakeholders including: merchants, property owners, other business representatives, members of various community
and Downtown organizations, and citizens.
Public participation is an important component of the entire planning process, including post-plan adoption
implementation.

Interviews

One- to two-hour interview sessions were held with various individuals and organizations. In general, the shorter
meetings were held in one-on-one settings, and the longer meetings were held in group settings. General and
organization-specific questions were prepared for each interview to provide a guide to the discussion; however,
open-ended discussion was encouraged as well. In addition, a Downtown Glen Ellyn map and red markers were
made available for participants to put their thoughts about the Downtown on paper.
Participant List
The following individuals and groups participated in interviews at the Glen Ellyn Civic Center. The one exception was
the location of the Go Downtown! group interview, which was held at Figo Ristorante on Main Street.
Monday, April 7, 2008
Chamber of Commerce Executive Board
 Beth Evans
 Mark Baresel
 Robert Kelley
 Georgia Koch
 Mike Formento
Individual Interviews
 Janie Patch, EDC Executive Director
 Phil Norton, Police Chief
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Rick Perez, Community Service Officer
Scott Raffensparger, Fire Company Chief
Bill Peterson, Historical Society President

Wednesday, April 16, 2008
Downtown Glen Ellyn Alliance
 Georgia Koch
 E. Jessica Pekny
 Sue Cleary
 Dan Sronkoski
 Janet Avila
 Judi Stojanovic
 Carol Swetka
 Sandy Moore
 Janie Patch
 Tracy Kirchhoff
 Kathryn Hudson
 Tracey Kreiling
Thursday, April 17, 2008
Economic Development Corporation
 Sandy Moore
 Vicky Hase, Village President
 Janie Patch
 Jim Meyers
 Doug Armantrout
 Bill Pihos
 Chuck Thomas
 Mary Loch
 Beth Evans
 Gary Mayo
 Neil Dishman
Friday, April 18, 2008
Downtown Retail and Restaurant Owners
 Elizabeth Janus
 Douglas Samuels
 Jim Drury
Downtown Business Owners
 Deb Ritter
 Iryl Tortorella
 Todd Buckton
 David Kennedy
 Dave Scatterday

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 8: Page 118C of 199

Individual Interviews
 Joe Caracci, Village Public Works Director
 Ed Carne, DuPage Medical Group
 Tracy Kirchhoff, Harris Bank
Community At-Large
 Rene Stratton
 Meredith Salamunovich
 Kay Kendall
Downtown Property Owners
 George Kouros, 427 Main Street
 Joe Maude, 475 Duane Street
 Sue Maude, 475 Duane Street
Tuesday, April 22, 2008
Go Downtown!












Anna Clarke
Franca Battisto
Chris Wilson
Genell Scheurell
Tim Loftus
Patricia Dentinger
Renee Dill
Barri Maaske
Ken Kloss
Lisa Sallwasser
Tom Nelson













Patricia Lekacz
Rich Ducar
Annie Johnson
Pete Ladesic, Trustee
Diane McGinley
Janet Malopy
Tina Peters Lange
Lesley Arlasky
Jane Zaccaria
Margaret Giffin
Ron Kas

Tuesday, April 29, 2008
Other Government Agencies
 Ann Riebock, Superintendent, Glen Ellyn School District 41
 John Perdue, Superintendent, Community Consolidated School District 89
 Dawn Bussey, Director, Glen Ellyn Public Library
Community At-Large
 Alex Demos
 Amy Thompson
Chairpersons of Village Commissions and Boards
 Julie Fullerton, Plan Commission
 Jim Burdett, Architectural Review Commission
 Lee Marks, Historic Preservation Commission
 Rick Garrity, Zoning Board of Appeals
 Jim Meyers, Economic Development Corporation
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Former Elected Officials
 Mike Formento
 Mark Pfefferman
 Pat O’Connor
 Phyllis Scanlan
 Patrick Melady
 Mary Jane Chapman
 Greg Mathews
Friday, May 23, 2008
College of DuPage
 Sunil Chand, President of College of DuPage
 Robyn Johnson, News Bureau Coordinator at College of DuPage
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Interview Summary
Overview
In April 2008, many individual and small group interviews were held. All but one interview was held in the Civic
Center. The evening Go Downtown! group interview was held at Figo Ristorante at the southeast corner of Main
Street and Duane Street.
Although questions were prepared for all interviews, they were utilized more as guides to start the dialogue with the
participants. The main goal of the interviews was to glean information from individuals who knew the Downtown
better than the consulting team, so the team could better understand the community and identify key issues to
address for the remainder of the planning process. The standard questions asked were as follows:
1. What distinguishes Glen Ellyn’s Downtown from other communities?
2. What do you perceive to be the Downtown’s primary advantages?
3. What do you perceive to be the Downtown’s primary disadvantages?
Each session had passionate participants who cared about the Downtown. There were many positive comments in
addition to the constructive criticisms. All comments will help the Downtown Strategic Plan make the Downtown area
a better place for years to come.
The conversations from the multiple interviews are summarized based on frequently-mentioned comments identified
below:
What distinguishes Glen Ellyn’s Downtown from other communities?








Historic.
Quaint feel.
Unique stores.
Walkable.
Pedestrian-friendly.
Antique stores.
Topography – not flat, has hills.

What do you perceive to be the Downtown’s primary advantages?












Restaurants.
Family-friendly.
Prairie Path.
Metra Station.
Vintage buildings.
Stroller-friendly stores.
Manageable business district size.
Tudor-style architecture.
New England charm.
It’s a selling point for homes.
A status symbol if someone lives in a home within walking distance of the Downtown.
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What do you perceive to be the Downtown’s primary disadvantages?






















Parking.
Dilapidated buildings.
Signage – difficult to read from a vehicle, need more.
Business turnover and closures.
Homeless people.
Empty, rundown buildings.
Unmaintained sidewalks.
Open campus for Glenbard West High School.
1970s and 1980s buildings.
Giesche Shoe Building.
Duane Street, east of Main – improving but needs more work.
The Downtown is competing with Danada in Wheaton and Roosevelt Road.
Real estate tax hike that put a burden on landlords and tenants.
Need easier ordinances.
Merchandise is too expensive.
Traffic flow.
No daytime or weekend traffic flow.
Absentee landlords.
Quadruple property assessments a few years back.
The Gap won’t take a free tenant space in the Downtown.
Glen Ellynites are fiscally conservative but socially liberal.

Parking-Related Topics






















Need a garage.
Needs to be more convenient.
Needs to be cost-effective.
Need more employee and customer parking options.
Confusing – who can park when and where
Parking is a problem when streets are closed for local events.
People won’t walk a block from their car to their desired destination.
Too many employees park on the streets.
Snow removal techniques reduce the number of available stalls in winter.
Parking needed on the north and south sides of Downtown.
Need at least two multi-level structures – one on each side of the railroad tracks.
Repave the Crescent parking lot.
Need more six-hour meters, free parking after 5:00 p.m., and lower prices for parking permits.
Need hooded meters and free parking in commuter lots during special events.
Use a shuttle bus during special events – especially if the public parking lots are utilized for the event.
The Main Street lot is full on Sundays.
Too much police ticketing.
Top three parking issues: location, supply, convenience.
Police parking enforcement/parking tickets – too efficient.
Need free (or inexpensive) employee parking areas.
Need to relax parking rules.
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Circulation








Need fewer freight trains.
Encourage people to “go green” and utilize the Prairie Path, Metra, and Pace Bus.
One-way streets make parking difficult – it results in a lot of “circling” in the Downtown.
Advertise the Downtown in bicycling magazines.
Need better placement of buildings along the Prairie Path, Metra, and Pace Bus routes.
Improve the traffic pattern.
Need a pedestrian underpass near the train station.

Property Maintenance




Need building façade improvements and beautification.
Worn and dated interiors.
The burden of HVAC (heating, ventilation, and air conditioning) system replacements have been falling on
the shoulders of the business owners, not the building owners. Some lease agreements have a maximum
limit to expenditures expected by the tenant; therefore, if a costly maintenance item is necessary, the
landlord will pay for the costs that exceed the maximum limit in the agreement.

Business Assistance and Involvement














Working with the Village can be a positive experience. Several business owners who wrote their business
plans around Village rules and regulations feel that the Village is their ally. These same business owners
met with the EDC Executive Director early on in their business planning process. An estimate of 80% of
business owners who have had negative experience with the Village didn’t tailor their business plan to the
Village’s rules and regulations.
Independent business owners have a tendency to think independently; therefore, they do things “their way”
first and expect to have the rules match up with their plans, and their business experience may not be
extensive enough to know what to do to start up and run a successful business.
The EDC is establishing a core business hour program, has some money budgeted for marketing the
Downtown, and has inserts in the Village water bills from time to time.
It was recommended that the EDC should visit school functions (PTA meetings, etc.) and announce the core
business hour program.
Consider a Special Service Area (SSA) for sidewalk maintenance, snow removal, etc.
The EDC has a checklist of steps to take for starting up a new business in Glen Ellyn, and plans on
preparing a checklist for items to include in tenant leases. The Village is currently working on a brochure
that outlines the steps that need to be taken to open up a business in Glen Ellyn.
Marketing. Marketing. Marketing.
The EDC does the following and has the following resources to recruit and retain Downtown businesses:
“cold” calls, website, list of available commercial spaces and properties, location assistance, connections
(between property owners, real estate professionals, and developers), business start-up assistance,
business visits, dispute resolution, façade grants and loans, wayfinding signage for parking, store
directories, shopping guides, cooperative merchant marketing, advertising (TV, radio, cinema screen, and
print), marketing seminars for businesses, “eBlasts” (Biz Bits) to communicate business news, monthly
email newsletter (EDC News), “customer-friendly” core hours promotional campaign, promotes shopping to
local residents, and resident surveys to understand shopping behavior.
Need affordable rents.
Promote the Downtown and its businesses.
Need a contact list for new businesses.
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Look into how Hinsdale handled the “too many banks” issue. All new “banks” are not allowed to use first
floor spaces – that alone would deter 95% of them.
Stop conservatism.
Consider the impact of potential Village expenditures for redevelopment and marketing efforts on the
community as a whole.

Perception









The Village residents need to embrace Downtown again.
Need to retain businesses longer.
There is not enough parking.
Perception is more important than reality.
The “average Joe” is forgotten, and people with deep pockets get what they want.
Eighty percent (80%) of the Village’s zoning requests are approved.
Glen Ellyn Homes gets 50-foot wide lots, yet someone who owns a 100-foot wide lot nearby (in a
neighborhood of other 50-foot wide lots) can’t subdivide their property. It results in a feeling of animosity
towards the Village.
There is a perceived and a real parking shortage.

Merchants and Merchant Types





























Need an anchor store.
Need diversity of stores.
Need more lunch and breakfast restaurants.
Consider “natural” and “green”.
Family-oriented.
Retail-focused.
More stores.
Fewer banks.
Men’s clothing store.
Not enough big name stores.
Too many “mom and pop” stores.
Add more “everyday” stores.
Like McChesney and Miller Grocery.
Like Cabs.
Need a music store.
Children and teens – affordably-priced merchandise and activities for them to do.
Need a sporting goods store.
Need a bed and breakfast or a historic hotel.
Need regional or national retailers.
Need a kid’s diner (i.e. Choo Choo Café).
Need a gift/shabby chic store.
Open the bowling alley under the Glen Art Theatre.
Need hip, brand name shoes.
Need a mom and pop-type deli and sandwich shop.
Need a hobby shop.
Need more upscale restaurants.
Expand the bookstore.
Need more restaurants in the low-price range.
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Need home fashions – hard and soft.
The Downtown used to be a community “staple”.
The Glen Art Theatre is a community asset.

Activities, Events, and Civic Destinations










Need more entertainment – music, bowling, theater.
Consistency results in success for events.
Downtown events held and/or planned for include:
o Cicada Mania (2007).
o Olympic Scavenger Hunt (planned for 2008).
o Art around Town.
o Progressive Dinner.
o Taste of Glen Ellyn.
o Jazz Fest.
o Sidewalk Sale.
o Holiday Walk.
o Art in the Park.
o Santa, elves, and carriage rides in December.
o Music on Main in the summer (the five Saturdays in June 2007 included three or four musical
performances per Saturday).
o Halloween Trick-or-Treating.
Need more recreation events and options.
Need more special events.
Need a recreation area.
There is no car show in the summer.
The Public Library is a destination in the greater Downtown area.

Streetscape












Clean up garbage in the overflowing public trash receptacles.
Need better snow removal
Like the large flower pots and hanging flower baskets.
Trees, flowerbeds (including the horse trough island at Main and Crescent), awnings, and building
architecture contribute to the Downtown atmosphere.
Like the diverse storefronts.
Hometown feel.
Needs to be livelier and busier.
Need lighting of trees and buildings – not just for the Christmas season.
Need more flowers and plantings.
Not enough foot traffic.
Need brick-paved, clean sidewalks and crosswalks.

Favorite Buildings and Storefronts




482 Main Street, architectural features.
490 Main Street, well-maintained, great windows for retail, pretty wooden doors.
Glen Ellyn State Bank Building at northeast corner of Main and Crescent.
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Civic Center.
Katy’s Boutique storefront.
Bookstore storefront.
St. Petronille Church and School.
Knickers.
Paul’s Shoe Service.
Shannon’s, Cab’s, and Figo have attractive, inviting exteriors.
Horsley Building (southwest corner of Main and Crescent).
Tap House Grill.
The Renaissance Art Studio building – Tudor Style.
The building that houses M&Em’s Children’s boutique.
An article “Building Heights Make Statements about Villages” (date unknown) was provided by one of the
interviewees. The article discusses how communities struggle balancing the desire for “old-fashioned
downtowns” and “old-fashioned tax bills”. (Paul Green with Roosevelt University’s Policy Studies
Department was quoted above.)

Advertising Opportunities













The Glen Ellyn Sun
Glen Ellyn News
Chicago Tribune – triblocal.com and in print (“Sunday Magazine”)
West Suburban Living Magazine
Suburban Life Community Newspapers
Chicago Magazine
Cinema Screens: Glen Art Theatre, Tivoli (Downers Grove), and York (Elmhurst)
Cable (Comcast and Wide Open West)
Radio (WERV, The River)
Main Street Kiosk
EDC’s publicist is a regular contributor to The Glen Ellyn Glancer Magazine
Should advertise in Downtown Chicago

Means of Communication






Email
Meetings
Direct mail
Word of mouth
Social gatherings

Recommendations for Downtown Organizations






Encourage foot traffic, increase commerce, and schedule events to promote interest in the Downtown.
Full-time, paid marketing and event coordinator, with duties such as streetscape maintenance (garbage
removal, snow removal, etc.) and business communication/coordination.
Need adequate funding.
Since the Chamber of Commerce cannot focus solely on the Downtown, another organization should carry
that responsibility.
Have more influence with Village leaders in supporting Downtown businesses.
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Look at other communities to see what they are doing.
More recognition for businesses.
There are too many cross-purpose organizations.
Do the right thing, even if it isn’t a popular decision.

College of DuPage
The College of DuPage (COD) has numerous resources that could benefit Downtown businesses and residents, and
– in turn – the Downtown businesses and residents could benefit the COD.
Resources
Several COD resources – including business, hospitality, culinary, and the visual and performance arts – could
partner with the Village and Downtown businesses to add to the vitality of the Downtown.
Illinois Small Business Development Center in the Center for Entrepreneurship
The Small Business Development Center (SBDC) offers training, counseling, and consulting services to
Illinois businesses at little or no cost to the businesses. The SBDC serves new and existing businesses
alike, and is part of a “statewide network of small business resource providers sponsored in part through
state (Illinois Department of Commerce and Economic Opportunity) and federal (U.S. Small Business
Administration) grants.”1 The network includes academic, government, and private business resources.
Hospitality Administration
The Hospitality Administration Program at the COD includes food service, culinary arts, and hotel/motel
management disciplines. It is accredited by the American Culinary Federation (ACF) and acknowledged by
the Educational Foundation of the National Restaurant Association as a partner in education.2
Fine and Applied Arts
The Fine and Applied Arts disciplines in the Liberal Arts Division at the COD includes drawing, painting,
computer art, ceramics, jewelry, printmaking, papermaking, sculpture, music, theater, advertising, design,
illustration, graphic arts technology, motion picture/TV, and photography.
Potential Partnerships
Several representatives of the COD have been interviewed to discuss ideas how the College can be further
integrated into Downtown Glen Ellyn’s daily life and special events.
The Jazz Fest is a popular event mentioned by many Downtown Strategic Plan interviewees and participants,
was scheduled again for 2008, and was highly popular and successful in its second year.
Events held at the McAninch Arts Center have included the opportunity for ticket holders to board a shuttle at the
COD, travel to a Downtown Glen Ellyn restaurant for a pre-performance dinner, and take the shuttle back to the
COD for the performance.
Additional opportunities for future partnerships include:



1
2

Speaking Engagements through the Chicago Council of Global Affairs
Global Art Film Festival at the Glen Art Theatre
Internships with Local Restaurants

www.cod.edu/bpi/sbdc.htm
http://www.cod.edu/academic/occvoced/hospadmi/about.htm
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Student Participation in the Taste of Glen Ellyn
An Outdoor Summer Performance Series in the Downtown
Other Events throughout the Year

Map Exercise
During most interview sessions, maps were distributed and participants were asked to draw their responses to the
following four concepts:





Draw a boundary around the area you perceive to be the Downtown.
Circle the three most important destinations in the Downtown area.
Place an “X” over the worst feature of the Downtown area.
Draw arrows where you primarily enter and exit the Downtown.

No two maps were alike. The boundaries ranged from “off the page” to all different shapes and sizes. Some of the
most important destinations that more than one individual listed included the Civic Center, the Glen Ellyn train station,
the Library, McChesney and Miller Grocery and Market, the Glen Art Theatre, and the Post Office. Some of the
common dislikes in the Downtown included the Glen Ellyn train station, railroad crossings, and the
Crescent/Glenwood public parking lot. Many participants access the Downtown via Main Street, and most trips are
to/from the south side of the Downtown via Main Street and Park Boulevard.
Downtown Boundary
The most interesting aspect of the mapping exercise was the size of the area of the Downtown that everyone
agreed upon. The map exercise participants all agreed to a common area bounded by Pennsylvania Avenue to
the north, the railroad tracks to the south, Prospect Avenue to the west, and Forest Avenue to the east. The
extreme boundaries ranged from Hawthorne Boulevard to the north, Phillips Avenue to the south, Evergreen
Avenue to the west, Montclair Avenue to the east, and Lake Ellyn to the northeast. The red lines represent all
the different boundaries outlined by the participants.
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Most Important Destinations
Many features identified by the participants included shopping and restaurant destinations along Main Street,
Crescent Boulevard, and Pennsylvania Avenue; civic and institutional destinations such as the Civic Center, St.
Petronille Church, the Library, the Glen Ellyn train station, Glenbard West High School, and Lake Ellyn; the
DuPage Medical Clinic; public parking lots; and the Illinois Prairie Path. Most of the destinations are located in
an area bounded by Pennsylvania Avenue to the north, Hillside Avenue to the south, Prospect Avenue to the
west, and Forest Avenue to the east.

Worst Features
Some of the worst features are also some of the most important destinations identified above, such as the Glen
Ellyn train station, the Glen Art Theatre, and public parking lots. Other worst features that were identified aren’t
necessarily unattractive buildings, but vacant tenant spaces. Most of the worst features are located in an area
bounded by Pennsylvania Avenue to the north, Hillside Avenue to the south, Prospect Avenue to the west, and
Park Boulevard to the east.
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Access
Many of the participants accessed the Downtown to/from the south (40 trips via Main Street and 31 trips via Park
Boulevard). The next most common Downtown access points included Main Street to/from the north (20 trips)
and Crescent Boulevard to/from the east (16 trips). Other access points identified include Pennsylvania Avenue,
Prospect Avenue, Forest Avenue, Hillside Avenue, Duane Street, Park Boulevard to the north, Western Avenue,
Lorraine Road, and Metra. On individual noted his/her walking route from the southwest, through the South
Main parking lot, to Main Street.

Written Comments
In addition to the drawing exercise, people provided other comments on their maps, including:


The fire station property could be redeveloped to provide a large tax base – one developer proposed an
upscale hotel, shops, and parking.



Don’t forget the importance of the underpass.



Important Destinations
o
o
o
o
o
o
o
o
o
o
o
o
o
o

Glen Oak Restaurant
Glen Art Theatre
Einstein Bagels
Youngs
Paul’s Shoe Service
Express Press
McChesney and Miller
Starbucks
Tap House Grill
Library
Shannon’s
Metra/Train/Depot
St. Petronille
Cab’s
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o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o


Restaurants
Churches
Ali Kat
Cosmo’s Beauty Bar
Cleaners
M&Em’s
Bakery
Camp Cosmetics
Good Works
Bookstore
Knickers
Dance Studio
Post Office
A respondent’s studio
Honey Modern Comfort Cafe
Giesche Shoes
Hair Salon
Lake Ellyn
Glenbard West High School
A respondent’s office (a Downtown bank)
Figo
Cute Shops on Duane Street
Santa Fe
Drury Design
Civic Center
Prairie Path
European Market
Horse Trough
Enchantments

Worst Features
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o

Train Station is in Disrepair – Especially Exterior
Flower Clock without Hands – should be a fountain and pond.
“Bum” (Volunteer) Park
Patio at Crescent Boulevard and Forest Avenue
Train Station is in Disrepair
Condition of the buildings on Main and Pennsylvania
Little Parking
Many buildings are not very inviting.
Oversized, old, and outdated store signs.
Banyan Tree Mall
Least Favorite Park at Park Boulevard and Crescent (Dangerous)
Schocks Park
Empty Tenant Spaces
Area Behind Duane Street Buildings
Need to Remodel Buildings
Old Karmis Carpet Building

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 8: Page 131C of 199

Downtown Advisory Committee (DAC)
The DAC was created to serve as a “sounding board” for the community during the planning process, to inform and
guide the planning team in regards to the existing conditions of the community, and to provide feedback regarding
potential future scenarios for the Downtown. Each member is a spokesperson of the group he/she is representing.
The DAC members are as follows:
















Rinda Allison, Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Scott Hamer, Chamber of Commerce
Beth Howley, Go Downtown!
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
Jennifer Shannon, Downtown Restaurant and Property Owner
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Main Street Design Studio and Charette
On June 2, 2008, the TBS Team moved into 476 Main Street to prepare for two “Town Hall” meetings and be
available for residents, business owners, and friends of Downtown Glen Ellyn to drop by and discuss their hopes and
dreams for the future of Downtown Glen Ellyn. The turnout included over 80 people at the Monday night Town Hall
Charette, 40 people during the drop-in Main Street Design Studio, and 50 people at the Wednesday night Town Hall
meeting held in the Main Street Design Studio space.
Town Hall Charette
On Monday, June 2, following a presentation of
preliminary findings by the consulting team, the
participants broke out into five small groups to
brainstorm and draw out ideas about the
potential future of Downtown Glen Ellyn. When
the groups were done with their activities, the
large group reconvened, and the spokesperson
for each small group presented the ideas to the
entire audience. The evening was productive
and enjoyable.
Main Street Design Studio
The doors were open for visitors to drop-in for
12 hours on Tuesday, June 3, and for four
hours on Wednesday, June 4. A steady stream
walked through the doors, keeping the ideas
flowing and the design staff busy.
Town Hall Meeting
On Wednesday, June 4, the Town Hall Meeting
was held in the Design Studio, and a wrap-up
presentation of the three-day event was
followed by a question and answer session.

The following pages contain the notes and summaries
of the meetings and events that occurred in Downtown
Glen Ellyn from June 2 through June 4, 2008.
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Downtown Strategic Plan

Town Hall Charette: Market Analysis Overview, Visioning Session and Charette
Village of Glen Ellyn, Illinois
Monday, June 2, 2008

Agenda
1. Introductions
Moment of Silence for Trustee Sara Lee
A Show of Hands
Presentation of Findings
2. Question and Answer Session
3. Small Group Discussion and Charette
4. Small Group Presentations
5. Meeting Summary
Overview of Events for Tuesday, June 3, and Wednesday, June 4
6. Adjourn

Meeting Notes
The Town Hall Charette was held at 535 Duane Street in the second floor gymnasium. Approximately 60 people
were in attendance.
In addition to the following narrative, please refer to the PowerPoint presentation slides titled: “Town Hall Charette”.
1. Introductions, Moment of Silence for Trustee Sara Lee, A Show of Hands, Presentation of Findings
The Town Builder Studios (TBS) Team of TBS, Gruen Gruen + Associates, Walker Parking Consultants,
and BauerLatoza Studio, was introduced to the audience.
A moment of silence was observed for Trustee Sara Lee. She had an extensive resume of public service
and passed away one week prior to this meeting.
The audience was asked to raise their hands if they had participated in interviews or served on the
Downtown Advisory Committee (DAC) prior to this meeting. There was a good turnout of individuals who
had already participated in the process; however, there were plenty of new participants as well.
The TBS Team members took turns presenting the findings to-date for the “data collection and analysis” and
“market analysis and recommendations” segments of the planning process. Highlights of the presentation
are as follows:
a. Town Builder Studios presented an overview of the data collection and analysis process, and the
land use and design issues as they relate to the Downtown, including:
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Planning Process
1.
2.
3.
4.
5.
6.
7.
8.

Data Collection and Analysis
Market Analysis and Recommendations
Vision Statement and Two Concept “Bubble Diagram” Concept Plans
Refinement of a Preferred Downtown Strategic Plan
Parking, Circulation, and Access Analysis
Implementation Strategies
Draft Report
Final Report

Individual and Small Group Interviews – Common Themes
Parking
Employee, customer, commuter – need to accommodate these users
Garage/Structure – need to consider this type of parking facility
Businesses – recruit
Anchor store, men's, kids, teens
Businesses – retain
Keep what we’ve got
Circulation
Consider eliminating the one-way streets, build a pedestrian underpass
Design
Buildings, streetscape – good base, needs maintenance and enhancement
Ambiance
Historic, Tudor style, trees, flowers, plants, awnings, brick sidewalks and crosswalks, signs –
good base, needs maintenance and enhancement
Downtown Organizations
There are many with overlapping functions
Events
Jazz Festival, Taste of Glen Ellyn, Trick or Treat, Holiday Walk, want more
Maintenance and Upgrades Needed
Building exteriors, building interiors, streetscape
Comprehensive Plan Overview




The Downtown is the “historic commercial and multi-purpose focal point” in Glen Ellyn.
Retail is primarily along Main Street and Crescent Boulevard.
In 1999, Glen Ellyn’s train station was the Union Pacific West Line’s busiest commuter
station. In 2006, it was ranked fourth behind Elmhurst, Wheaton, and Geneva, with
approximately 350 fewer passengers than in 1999.
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Parking is not well-distributed.
“Upgrade the image, appearance and convenience” of the Village’s Downtown streets,
buildings, parking lots, and open spaces.

b. Gruen Gruen + Associates presented an overview of the market analysis, including recommending
the following strategies for Downtown Glen Ellyn:







c.

Facilitate development of a critical mass of dining, cultural and recreational magnets, and
market rate residential units.
Nurture and retain existing businesses, and incubate new businesses.
Enhance connections and engagements with the College of DuPage (e.g. Global Art
Festival, a band shell, event programming, business assistance, a culinary market, etc.)
Enhance community event programming.
Augment parking.
Enhance wayfinding and signage.
Create an iconic gathering space and greenway, and integrate it with housing.

Walker Parking Consultants presented an overview of the existing parking and circulation issues
impacting the Downtown, including the following points of consideration:







Current parking restrictions (permits, time limits, etc.) – should they be retained or
changed?
Proximity of parking to destination points
Perception of how easy or hard it is to find a space
Special events – should there be more parking?
Is current traffic flow user-friendly?
Is more parking needed in the Downtown area?

d. BauerLatoza Studio presented an overview of the historic inventory of the Downtown, including the
following programming notes:






Preserve special character of Glen Ellyn
Maintain/restore original facades and storefronts
Infill and new construction sensitive to the character of the Downtown
– Materials
– Details
– Roof lines
– Massing
– Style
– Scale
Glen Ellyn heritage key asset to the development revitalization

1. Question and Answer Session
A brief question and answer session was held at the conclusion of the presentation. In
addition, two written questions were submitted at the conclusion of the evening. The
questions and responses are as follows:
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Will the CBD boundaries be expanded?
The location of the Central Business District (CBD) will be determined during this planning process.
When the concept plan alternatives are developed and then refined into a preferred plan
alternative, a better understanding of the potential size and location of the CBD will be known.
Please note that the Village’s official determination for the CBD boundary will be made when the
Downtown Strategic Plan is adopted by the Village Board.
Are there any building height limitations being considered?
Yes, building height dimensions will be considered during the concept plan development, plan
refinement, and plan implementation steps of the Downtown Strategic Plan process.
2. Small Group Discussion and Charette
The participants were asked to break themselves into groups of eight to 10 people and
participate in brainstorming and design charette exercises. The activities included:
Part 1 – Brainstorm key words, phrases and ideas that describe an ideal future for the
Downtown.
What are the group’s three favorite key words or phrases that describe an ideal future
for Downtown Glen Ellyn?
Part 2 – Map Exercises.
1. Core Shopping District. Where should the core shopping district boundaries
be located?
2. Community Gathering Space. Where should a community gathering space
(or spaces) be located?
3. Parking and Traffic. Consider the needs of Downtown shoppers,
commuters, residents, and community event participants. What types of
parking and traffic changes should be made and where?
4. Downtown Attractions for All Ages. Consider the needs of seniors, families
(parents with children), young professionals, and teenagers. What types of
activities (both passive and active) should be provided and where?
3. Small Group Presentations
Small group spokespersons presented the ideas on the maps and on the accompanying
worksheet.
Key Words










Connectivity
Cultural
Aesthetic Identity
Lively
Cohesive
Financially Viable
Train Issues
Parking
Attractions
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Arts-Related Gathering Place
New Train Station
Men’s and Teen/Young Adult Clothing Lifestyle Stores

Core Shopping District





Anthony to the north, Hillside to the south, Prospect to the west, and Park to the
east.
Buildings need to be attractive to train passengers.
Before too much money is invested in a potential project and/or business, the
building/zoning codes should be reviewed by the prospective developer and/or
business owner.
Hillside to Anthony, Western to Park.

Community Gathering Space












South – train tracks (Prairie Path area made into greenspace).
Farmers Market parking lot.
North – train tracks near train depot.
Near the Glen Art Theatre and Glen Ellyn train station.
Centrally-located.
Six businesses near theater.
Move clock.
Look to Oak Park, Illinois, for community gathering space examples.
Farmers Market and Taste of Glen Ellyn – restaurants are too close.
Across from Civic Center.
In an open air mall.

Parking and Traffic










Antique mall area – parking garage?
A structure behind the Civic Center?
A structure behind the Fire Station?
Not good – three-hour rather than all day.
Second level garage at the Civic Center, the Crescent/Glenwood lot, the
Schocks lot, and/or the southeast corner of Park and Crescent (north of the
tracks).
Tall buildings are placed within continuity.
Design has to be considered behind the Civic Center – there is a slope.
Move the horse trough.
Provide parking east of Park for commuters and students or have School District
87 build a parking deck behind Glenbard West.

Downtown Attractions for All Ages



Something for teens.
Teen center?
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Maximize the Glen Art Theatre (film festival).
Promote outdoors – fitness/promote biking and walking; outdoor
dining/greenspace; and develop central greenspace area north and south of the
train station.
The Floral Clock is not noticeable.
Harris Bank – was shot down for a teen center.
Teens are spenders.
Urban Outfitters
Old Navy
Open air malls with two-sided retail stores.
More food options for students – fast food burgers/“Subway”-types of places.
Kids clothing stores, Abercrombie, Urban Outfitters, men’s stores.

4. Meeting Summary and Overview of Events for Tuesday, June 3, and Wednesday, June 4
At the conclusion of the small group presentations, the consulting team discussed concepts
identified by the small groups, then invited the participants to stop by the Main Street Design
Studio on Tuesday or Wednesday, and attend the Town Hall Meeting at 476 Main Street on
Wednesday evening.
5. Adjourn
The meeting adjourned at approximately 10:00 p.m.
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Charette Illustrations
The drawings and comments on the following pages are the result of small groups of eight to 10 people collaborating
during the Town Hall Charette on June 2, 2008. The maps were illustrated – and notes were taken – by the
participants in each small group.
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Key Features









Install a parking structure behind the Civic Center.
Move the Farmers Market from the South Main parking lot to a different location.
Construct a new Glen Ellyn train station.
Pedestrian Mall along Crescent between Main and Forest.
Pedestrian underpass at Main and the railroad tracks.
Parking garage at Schocks Park parking lot.
Visitor center at the Fire Department.
Metered parking along Main and free parking further out.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 8: Page 141C of 199

Key Features














“Magnetic.”
Install primary gateways on Main at Anthony and Hillside to establish a “sense of arrival.”
Install gateways at Duane and Lorraine, Duane and Prospect, and Crescent and Ellyn Avenue.
Pedestrian loops (continuous retail) for two blocks bounded by Pennsylvania, Glenwood, Crescent, and
Forest.
A possible third pedestrian loop west of Glenwood.
Village greens on either side of the railroad tracks between Main and Park Boulevard.
Consider a pedestrian tunnel at Forest and the railroad tracks.
Consider moving the Fire Station.
Move the train station adjacent to the Duane/Lorraine parking lot and build a parking garage to the
southwest of the train station.
Add attractions and destinations such as art galleries, a band shell at Lake Ellyn, a teen-friendly juice bar, a
music venue (open mike night for all ages).
Construct a parking garage behind the Civic Center.
Allow two-way traffic on Hillside.
Redevelop the South Main parking lot into a Village green on the east half, and retail and parking garage on
the west half.
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Key Features





The Downtown boundaries are generally located at Pennsylvania to the north, Hillside to the south,
Prospect to the west, and Park Boulevard to the east.
Potential parking structure locations include: behind the Fire Station, behind the Civic Center, and at
Schocks Park parking lot.
Use permeable pavement at the east half of the South Main parking lot and convert it into a “multi-use”
space.
The boundaries of a large community greenspace are: Crescent to the north, Duane to the south, Main to
the west, and Park Boulevard to the east.
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Key Features








The Downtown boundaries are generally located at Pennsylvania to the north (with a Main Street extension
to Anthony), Duane to the south (with a Main Street extension to Hillside), Prospect to the west, and Park
Boulevard to the east.
New development at the Fire Station site.
New train station in its current location.
The Glen Art Theatre is a key feature of the Downtown.
Main Street (between Pennsylvania and the railroad tracks) and Crescent (between Glenwood and the Glen
Art Theatre) should be public gathering spaces.
Greenspace should be located throughout the Downtown, with a new public green directly across the street
from the Civic Center main entrance.
Potential parking structure locations include: Crescent and Glenwood, Schocks Park parking lot, behind the
Civic Center, and the west end of Memorial Park (east of Park Boulevard).
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Key Features






Reinforce existing greenspace by utilizing Lake Ellyn and the boat house (iconic building).
Capitalize on the Illinois Prairie Path resource.
Parking garage options include: Crescent and Glenwood, South Main parking lot, behind the Civic Center,
and west of the train station.
Focus retail along the Main, Pennsylvania, Crescent, and Duane corridors.
Train station with walkway over railroad tracks.
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Downtown Strategic Plan

Main Street Design Studio
Village of Glen Ellyn, Illinois
Tuesday, June 3, 2008, and
Wednesday, June 4, 2008

Agenda
1. Tuesday Hours:
2. Wednesday Hours:

9:00 a.m. to 9:00 p.m.
9:00 a.m. to noon

Studio Notes
The Main Street Design Studio was an informal gathering of community stakeholders and consulting team members.
The public was encouraged to stop by, look at the maps and ideas generated at the Monday night Town Hall
Charette session, and participate in an “annotated conversation” (where individuals met with a consulting team
member and he/she drew out the ideas that the stakeholders described) or a “community drawing” exercise (where
individuals drew out their ideas on paper while talking with a consulting team member).
The following pages contain images and descriptions of the illustrations created during the Main Street Design Studio
hours.
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Annotated Conversations
The maps and comments on the following pages are the result of conversations between the general public and a
design staff member during the Main Street Design Studio event. The maps were illustrated by the design staff
member during the conversation.
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Map A

Key Features
 Construct new development at the Fire Station
 Show outdoor movies at the Main Street parking lot
 Construct a parking deck behind Civic Center
 Build a greenspace north side of Duane Street in front of Civic Center
 Build a Band Shell at Lake Ellyn
 New Programming: “Axis of Jazz”
o 4:00 to 8:00 p.m. (not to 10:00 p.m.)
o Stages on Main at Hillside and Pennsylvania, and on Crescent at Glenwood and Forest
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Map B

Key Features
 Construct a Civic Center parking deck
 Move the Glen Ellyn train station directly across the tracks from Civic Center
 Build a Glen Ellyn Green on north side of Duane Street across from Civic Center
 Build a new retail building at southeast corner of Main and Crescent
 Redevelop the Fire Station property
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Map C

Key Features
 Install metered parking on Main (Pennsylvania to Hillside) and Pennsylvania (Glenwood to Forest)
 Create a Pedestrian and Auto Esplanade on Main (Pennsylvania to Hillside), Crescent (Glenwood to
Forest), and Duane Street (Glenwood to Forest)
 Improve the backs of buildings along the RR
 Provide a bike rental opportunity along the Illinois Prairie Path
 Construct gateway arches at Prairie Path and Main, and north side of Crescent at Main
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Map D

Key Features
 Move the Fire Station to Five Corners, redevelop current site
 Install gateways at Anthony and Main, and Hillside and Main
 Construct parking decks at Crescent and Glenwood (three levels) and Crescent and Forest (two levels)
 Build a new train station near Main
 Construct small pocket parks (40’ x 40’ square) along Crescent at Prospect, Main, and Park Boulevard
 Create a wintertime “Crescent of Lights” on Main (between Anthony and Hillside)
 Set up a site for a circus at the South Main parking lot
 Install a Civil War Monument in Memorial Park
 Increase the number of parking spots along south side of tracks – Phase I between Main and Forest, Phase
II between Forest and Park Boulevard, Phase III two- or three-level deck…would this divide the Village?
 Relocate the Taste of Glen Ellyn to Crescent and Glenwood
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Map E

Key Features
 Install gateways at Anthony and Main, and Hillside and Main
 Redevelop the Duane/Lorraine parking lot into a municipal park
 Convert the Library into the train station, relocate Library to the Giesche Shoes location or at the southwest
corner of Pennsylvania and Forest, and build a parking deck in the current Library parking lot area
 Convert the Metra lots north of the tracks between Park and Main to customer and public parking
 Convert commuter parking along Illinois Prairie Path south of the tracks into park space
 Construct a mixed-use building at Pennsylvania and Main, Pennsylvania and Forest, and in the Main Street
parking lot
 Make a connection to Five Corners, Stacy’s Tavern, Historical Park, and Geneva Road six blocks to the
north of the north gateway
 Allow two-way traffic on Main
 Relocate the horse trough to Prairie Path Park
 Convert Train Lot B and Train Lot D to greenspace…too close to RR?
 Construct a future Civic Center addition to the south/back side of building (for Police Department), with twoor three-level parking deck (with access off Duane and Forest)
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Map F

Key Features
 Enhance the public gathering space at Lake Ellyn
 Improve the Glen Art Theatre
 A circle was drawn illustrating the area that is within a 10-minute walking distance of Glenbard West for
lunch and studying opportunities for students
 Retail opportunity (e.g. “Jamba Juice” at northwest corner of Crescent and Park Boulevard)
 Bring in “Caribou Coffee” with tables and wifi near the Glen Art Theatre
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Map G

Key Features
 Construct mixed-use redevelopment (residential and office) from Mews to Main on Pennsylvania
 Redevelop area bound by Pennsylvania, Prospect, RR, and Forest
 Construct mid-block parking decks east and west of Main, north of Crescent
 Create a park at the South Main parking lot, including extending the park on top of a new parking garage
along Glenwood
 Make Hillside two-way traffic (at least between Main and Forest)
 Construct a Civic Center parking deck with access off Duane and Forest (through existing church property)
 Redevelop NE and NW corners of Forest and Duane, with track-side parking
 Retain one-way northbound configuration, establish new one-way southbound configuration (from
southbound Main to westbound on Pennsylvania, southbound on Glenwood, eastbound on Crescent,
southbound on Main)
 Create a greenspace on Main between Pennsylvania and Crescent
 Establish a diverse residential housing stock
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Map H

Key Features
 Main Street parking lot is an eyesore
 Create a small park across the street from Civic Center, expands between buildings and the RR
 Convert commuter parking into a park
 Park Boulevard at Crescent – dangerous intersection
 Purchase buildings on Duane – as they become available, then convert properties into a greenway
 The Prairie Path is the Village’s jewel
 Construct a pedestrian bridge on Prospect at the RR
 Relocate the Farmers Market to Crescent and Glenwood
 Volunteer Park is not good for children
 Construct a fountain in Prairie Path Park for kids to go barefoot and play in the water, etc.
 Open up space behind the buildings on Duane and make the area inviting to train passengers and Prairie
Path users
 Odd existing traffic pattern, cannot get to parking lots
 Redirect one-way traffic to draw traffic into parking areas
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Map I

Key Features
 Construct mixed-use at Main Street parking lot, and southeast corner of Duane and Forest
 Redevelop the north side of Duane, between Main and Forest
 Redevelop the train station with retail along Crescent
 Construct a mixed-use development along the west side of Glenwood, between Pennsylvania and Crescent
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Map J

Key Features
 Move the Fire Station to Five Corners
 Construct a gateway on Main at Anthony and Hillside
 Construct a 50- to 100- bed hotel at current Fire Station site
 Redevelop from Mews to Main; three levels of free parking; pocket park/greenspace at intersection
 Redevelop east of Glenwood (north of Crescent) to back of Main Street buildings, with two levels of free parking
 Establish two-way traffic on Main, and two-way traffic on Hillside east of Main
 Redevelop southwest corner of Pennsylvania and Forest, parking behind
 Construct a new building at the southeast corner of Main and Crescent
 Establish commuter parking at the Duane/Lorraine parking lot
 Construct new mixed-use building on Main Street parking lot, with two levels of free parking behind
 Provide free surface parking at Crescent and Glenwood
 Provide free three-level parking behind Civic Center
 The Volunteer Fire Department is the Village’s identity
 Redevelop the NE and NW corners of Duane and Forest
 Install metered parking on Main, Pennsylvania, and Duane
 Construct new mixed-use (retail and residential) redevelopment at northwest corner of Duane and Forest
 Construct new multiple family residential at northeast corner of Duane and Forest
 Relocate the flower clock to Prairie Path Park
 Construct new office and residential on north side of Duane between Prospect and Main
 Construct a new building on south side of Duane in existing parking lot, between Glenwood and Main
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Map K

Key Features
 Construct a mixed-use building in the Main Street parking lot
 Build a park at the northeast corner of Hillside and Glenwood
 Construct new buildings surrounding the Fire Station, including two- to three-level parking structure
 Restore the 10-lane bowling alley under the Glen Art Theatre
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Map L

Key Features
 Construct new two-level parking garage with roof garden east of Mews, connect driveway to Glenwood
 Construct mixed-use development east of Mews to Main
 Move Fire Station to north of St. Charles Road
 Move car service business from Park and Pennsylvania to another location
 Move car service business from Prospect and Pennsylvania to another location
 Build “Glen Ellyn Commons” between the Civic Center and Crescent
 Establish commuter parking at Duane/Lorraine parking lot
 Construct a commuter parking garage at Crescent and Glenwood
 Redevelop the NE corner of Duane and Forest to commuter parking garage with residential
 Bring in Whole Foods at the southwest corner of Forest and Pennsylvania, with parking to the west
 Construct townhomes on north side of Duane, between Prospect and Main
Note: Map “M” was utilized as a base map during the “Annotated Conversations” and does not contain any
information from the public; therefore, it is not included in this report.
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Map N

Key Features
 Construct gateways on Main at Anthony and Hillside
 Articulate a pedestrian and bike path connection from the Illinois Prairie Path to Lake Ellyn along Park
Boulevard and Deer Path Road
 Establish a bike path connection along Pennsylvania east of Main to Lake Ellyn
 Construct a three-level parking deck east of Mews with rooftop garden
 Construct new buildings at the southeast corner of Pennsylvania and Main
 Relocate the Fire Station to west of Volunteer Park
 Construct mixed-use development at the SW corner of Pennsylvania and Forest
 Construct a new building at the SE corner of Crescent and Main
 Establish two-way traffic on Main, with a traffic circle at intersection with Crescent
 Redevelop the east side of Glenwood to back of Main Street buildings
 Construct a new mixed-use development on the Giesche and South Main parking lot properties, with a
parking deck behind
 Build a greenspace entitled “The Village Commons” north of Civic Center, west of Forest
 Construct new residential buildings on both sides of Duane, between Forest and Park
 Redevelop the McChesney block, with grocery along Glenwood, residential above, parking below, and retail
at grade
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Map O

Key Features
 Install new bike paths along Main, Crescent, Prospect Avenue to Duane to Glenwood, Ellyn Avenue
 Reduce width of Crescent, provide traffic-calming
 Redevelop mid-block between buildings on Main and Glenwood
 Redevelop north side of Duane between Forest and Park, keep mall at Park and RR
 Build a Village square centered on Civic Center façade, with a Village green for remainder of block – all
across the street from the Civic Center; Duane Street becomes service access
 Construct a mixed-use development in the Main Street parking lot, with a raised parking deck with a garden
roof behind
 Construct a two- to three-level parking deck with garden roof behind the Civic Center
 Needed retail: cheese shop, card shop, everyday use stores, fewer gift shops
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Community Drawings
The maps and comments on the following pages are the result of the general public sitting down with a design staff
member or by themselves during the Main Street Design Studio event. The maps were drawn by the individuals and
not by a design staff member.
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Community Map 1

Key Features






The Mews is too dense
Need unique and affordable shops, not too much service
The Glen Art Theatre is a destination
Mixed-use buildings near Park and Crescent too tall, no charm
Like Ali-Kat, Giesche, Katy’s, McChesney-Miller
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Community Map 2

Key Features





Redevelop north side of Pennsylvania, between Main and Forest, into residential
Redevelop McChesney-Miller block into professional office and retail
Create greenspace along south side of Crescent, between Prospect and Main
Redevelop north side of Duane, between Forest and Park, into parking structure with first floor retail
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Community Map 3

Key Features




Add and improve outdoor seating at NW corner of Crescent and Forest
Enhance Prairie Path Park with a fountain, flowers, and an area for kids
Recreation train-watching opportunities along both sides of the tracks
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Community Map 4

Key Features












Four-level parking structures on Pennsylvania, Main, and behind Civic Center
Three level hotel/restaurant, and move Fire Station north to school property
Two-way traffic along Main
Another four-level parking structure on Pennsylvania, between Main and Forest, include theater entrance
Urban mall market on Crescent between Main and Forest, for market and Taste of Glen Ellyn
There should be Glen Ellyn-only establishments, art, and antiques at the Taste of Glen Ellyn
English row homes north side of Duane near Library
Major development from Main Street parking lot south to Hillside
Relocate flower clock to a new greenspace across the street from the Civic Center
Construct a pedestrian bridge over RR
New train station with flower shop, magazine store, and coffee tenant
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Community Map 5

Key Features





Portable band shell at Main Street parking lot or near Library
Multiple level parking behind Fire Station, for employees
Need more affordable shops to accommodate all types of household income levels
On-street parking on Main for customers only
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Community Map 6

Key Features



Accentuate Prairie Path with sculpture, lighting, beautify (think Naperville Riverwalk)
The Glen Art Theatre is the anchor for the Downtown
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Community Map 7

Key Features














There should be a walking loop – east on Crescent, north on Forest, west on Pennsylvania, and south on
Glenwood
The primary shopping corridor should be along Main Street between Pennsylvania and Hillside
Need a better link from the Crescent/Glenwood parking lot to Main Street
Community gathering space south of tracks near Forest
Glen Ellyn’s version of a riverwalk should be along Crescent between Prospect and Park
Establish an open view from the Civic Center to the railroad tracks
Need retail with parking at the South Main parking lot
Need multi-faceted approach (not “all eggs in one basket”)
Support existing businesses – what to they need?
Incubate new businesses (e.g. need a men’s shop, need variety, etc.)
Enhance bicycle facilities – the Chicagoland Bicycle Federation can help
Support “green initiatives” to help businesses reduce energy costs, etc.
Improve landscaping/trees, add permeable pavement, and let people know why it’s good
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Community Map 8

Key Features





Need more green spaces, bike racks, shelters, and gazebos
No PADS
There should be more consistency between the Downtown storefronts
Add a naturalized garden between Crescent and the railroad tracks, east of Park Boulevard
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Community Map 9

Key Features




Parking structures at existing South Main and Crescent/Glenwood parking lots
Create an anchor business location at the southwest corner of Pennsylvania and Forest
Redo the Depot
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Community Map 10

Key Features





Pedestrian overpasses or underpasses at Main and Park
Leave the South Main parking lot as open parking
No more developments like the ones near the northwest corner of Crescent and Park
Consider the property south of the tracks and east of Prospect for commercial or greenspace
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Community Map 11

Key Features










Need an overpass/underpass for vehicles at Park and the railroad tracks
Create a greenspace south of the tracks, between Forest and Park
“Village Square” type of retail on the Fire Station property
Create a historic district on Main Street, with the north side of the tracks bounded by the Post Office to the
north, Crescent to the south, buildings on west side of Main to the west, and Forest to the east; and the
south side of the tracks bounded by Duane to the north, Hillside to the south, Main to the west, and the Civic
Center to the east
New parking structures at Schocks Park and behind the Civic Center
Two- or three-level parking with first floor retail at the Crescent/Glenwood parking lot
New low-rise retail north of Duane between Prospect and Glenwood
New large retail space in the South Main parking lot and at the northwest corner of Forest and Duane
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Community Map 12

Key Features












Move Fire Station?
Two-way traffic on Main
Relocate train station to Crescent and Glenwood
Relocate the horse trough to the southeast corner of Main and Crescent
Locate a market in a formal plaza centered on the front entrance to the Civic Center; incorporate a
roundabout-type of feature in the design
Consider a Forest Avenue underpass
Redevelop the north side of Duane between Main and Park, with the buildings pulled up to the street and
open space towards the tracks
Bring back the Lakeside Hotel?!?
New multiple family?
New bed and breakfasts?
Structured parking at Park/Montclair with a potential pedestrian overpass

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 8: Page 174C of 199

Community Map 13

Key Features



Locate the Depot at the southeast corner of Prospect and Crescent to clear the railroad intersection
Shopper-only parking along tracks, between Main and Park
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Community Map 14

Key Features







Construct a pedestrian underpass at Main Street
New Depot at the southwest corner of Main and Crescent
Two- to three-story retail and parking garage in the existing Crescent/Glenwood parking lot
Install decorative fencing along the tracks
A greenspace and pavilion across the street from the Civic Center, between Main and Forest
Move the clock to the new greenspace and pavilion area
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Community Map 15

Key Features








Too many beauty salons and banks
Place a mailbox by the Library
Convert the Glen Art Theatre back to one screen
Dangerous pedestrian crossings at Crescent and Forest, and Main and Duane
The east end of Prairie Path Park floods and freezes
Need a pedestrian crossing at Forest and the railroad tracks
The “no parking” sign in front of the Glen Art Theatre is confusing
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Community Map 16

Key Features
















Save the house just west of Volunteer Park – a possible location for a branch of the Historical Society
Consider two-way traffic along Crescent, Forest, Pennsylvania, and Main
Consider a town square across the street from the Civic Center
Consider a parking garage behind the Civic Center
Two-way traffic on Hillside – especially between Main and Forest
Bed and breakfast
National Trust for Historic Preservation Heritage Tourism recommends the following:
o Maintain the Downtown ambiance of a community
o Three reasons people visit a community: museums, historic sites, historic communities
Need affordable- and moderately-priced merchandise stores in the Downtown
Need a men’s store in the Downtown
Precedents to consider:
o An artist community in the Lower Town Neighborhood of Paducah, Kentucky – consider creating a
similar community in Downtown Glen Ellyn
o The Naper Settlement has its own board – consider utilizing a similar concept for a historic district
in Downtown Glen Ellyn
Keep and enhance the Downtown banner program
Bike races – bring back to Glen Ellyn
Keep the Jazz Fest every year
Stacy’s Corners link to Downtown – utilize a trolley (especially on weekends)
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Community Map 17

Key Features














High-density residential infill (not tall)
Keep retail core on Main between Pennsylvania and Crescent
Keep the Glen Art Theatre
Expand the bookstore and coffee shop, and entertainment/night life
Redevelop the northwest corner of Pennsylvania and Park
Redevelop or refurbish the train station
Construct a pedestrian underpass
Infill the intersection of Duane and Forest with traditional architecture
Consider bringing in a Dairy Queen to cater to the Prairie Path users
Must keep McChesney and Miller
Create parkland south of the tracks and east of Prospect
Mixed-use development with first floor retail and residential above on the east half of the South Main lot
Underground parking garage with park space above on the west half of the South Main lot
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Community Map 18

Key Features












Create a “Glen Art Center” west of the Fire Station, which could include the following:
o Small theater for recitals
o Art gallery for monthly single artist features
o A partnership with the DuPage Art League and College of DuPage for music and performances
Performing arts merchants next to the Glen Art Theatre
Need art in Glen Ellyn
Need a parking garage
Paducah, Kentucky – an arts community – research, use as benchmark
The value of the Downtown is to retain its architectural appearance
The art galleries often are short-term
DuPage Art League (not-for-profit) located in a Wheaton storefront, and has 500 members
Glen Ellyn lacks features
Need “charming” and “livable”
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Community Map 19

Key Features












The possible Downtown boundaries include Anthony to the north, Hillside to the south, Newton to the west,
and the school administration building on the east side of Park to the east; add trees throughout the
Downtown
Move the Fire Station to Five Corners
Develop a mall at the existing Fire Station location, with a level of parking dedicated for mall use
Parking behind retail along the north side of Pennsylvania, west of Main, and behind the buildings along the
west side of Main, north of the tracks
Develop a mall with a theater in the block bounded by Pennsylvania to the north, Crescent to the south,
Prospect to the west, and Glenwood to the east
Culver’s at the southwest corner of Main and Crescent
Water fountain at the east end of the South Main parking lot, with mixed-use behind
Possible new train station location west of Western Avenue?
Parking deck in the Duane/Lorraine parking lot and west of the Library, with an overpass near Western
Possible parking decks at Crescent/Glenwood, the north side of Duane between Forest and Park, and the
Park/Montclair parking lot
Move the Police Department to south of Roosevelt Road
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New parking garage behind the Civic Center
Open area across the street from the Civic Center, with two-sided retail to the east and west
New retail along the south side of Crescent, between Main and Park
New open air mall bounded by Pennsylvania to the north, Crescent to the south, Main to the west, and
Forest to the east
Pedestrian underpass at Park Boulevard
Johnny Rockets restaurant at the northwest corner of Crescent and Park
Parking structure between Crescent and the tracks, east of Park Boulevard, for the high school and
commuters; flanked by greenspace along the east and west facades of the structure
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Community Map 20

Key Features













Two-level parking in the existing Duane/Lorraine parking lot
Redevelop the Fire Station
Redevelop the southeast corner of Pennsylvania and Glenwood, add greenspace behind the Main Street
buildings
Construct a train depot (with three stories of mixed-uses) at Crescent and Glenwood, with parking to the
east and west
Construct one level of underground parking at the South Main parking lot, with greenspace on top
Construct three levels of parking behind the Civic Center
Redevelop the southwest corner of Pennsylvania and Forest, and create a center-block greenspace area
with connections to Main and Crescent
Improve pedestrian-friendly access from the Downtown to Lake Ellyn
Create an iconic greenspace across the street and across the tracks from the Civic Center, from just east of
Main and just west of Park Boulevard
Construct two levels of parking at the Park/Montclair parking lot
Construct pockets of parking along the tracks between Main and Park
Expand Volunteer Park to the south
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Community Map 21

Key Features





Create parking structures above the railroad tracks from Prospect to Forest
First level is commuter parking
Second level is residential parking
Third and fourth levels contain residential units
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Downtown Strategic Plan

Town Hall Meeting: Main Street Design Studio and Charette Review
Village of Glen Ellyn, Illinois
Wednesday, June 4, 2008

Agenda
1. Introductions
2. Charette and Main Street Design Studio Summary Presentation
a. Town Hall Charette #1a – Small Group Map Overview
b. Annotated Conversation Maps
c. Participant-Drawn Maps
d. Summary Maps
3. Question and Answer Session
4. Adjourn

Meeting Notes
The Town Hall Meeting was held at 476 North Main Street. Approximately 50 people were in attendance.
After a brief introduction of the consulting team, a summary of the week’s events and ideas were presented, including
the following maps:





Town Hall Charette Maps
Annotated Conversation Maps
Community-Drawn Maps
Summary Maps

In addition, other illustrations, Downtown Revitalization proposals, etc., prepared and assembled by the community
were on display during this Town Hall Meeting. Some of the ideas generated over the three-day planning event are
highlighted below, and summarized on the pages that follow.











Retain the Character of the Downtown
Address Parking Needs
Support Sustainable Retail, Entertainment, Shopping, and the Arts
Create an Arts District
Encourage Historic Tourism as an Attraction
Regularly Perform Retail Exit Interviews
Consider an Underpass or Overpass across the Railroad Tracks
There is a Perception of a Parking Problem
There is a Perception of Red Tape (“You can’t Fight City Hall” Concept)
Add Art Center Buildings

A question and answer session was followed by an adjournment at approximately 9:00 p.m.
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Redevelopment – Suggested Locations

Redevelopment
The image above illustrates the areas in which various participants recommended redevelopment in the
Downtown area. Any reinvestment should be sensitive to the historic nature of the Downtown – especially along
Main Street.
Structured Parking – Suggested Locations

Parking
The image above illustrates the areas in which various participants recommended parking structures in the
Downtown area. Please note that not all areas – especially the smaller areas – can be considered for future
structured parking needs due the constraints of structure design.
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Iconic Greenspace – Suggested Locations

Greenspace
The image above illustrates the areas in which various participants recommended community greenspaces in
the Downtown area. Lake Ellyn is an existing amenity that should be enhanced, while the areas identified within
the Downtown are opportunities to foster civic pride and accommodate passive recreation activities.
Circulation – Suggestions

Circulation
The image above illustrates the traffic circulation ideas that various participants recommended for the Downtown
area. Ideas include: improving the safety of dangerous intersections, converting one-way streets to two-way
streets, expanding the bikeway system, constructing pedestrian and vehicular underpasses, and creating plaza
streets near the Civic Center.
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Train Station – Suggested Locations

Train Station
The image above illustrates the various train station locations that participants recommended for the Downtown
area. Suggestions include: the existing location at Crescent Boulevard and Forest Avenue; potential inbound
locations at Crescent Boulevard and Glenwood Avenue, the southeast corner of Crescent Boulevard and Main
Street, and Crescent Boulevard east of Park Avenue; and potential outbound locations at the Duane/Lorraine
parking lot and the existing Library.
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Survey
In addition to the brainstorming and mapping exercise at the June 2nd Town Hall Charette, participants were asked to
complete a brief survey. Extra copies of the survey were made available to the individuals who stopped by the
Design Studio. The following summary includes all responses received during the “Main Street Design Studio” event,
from June 2nd to June 4th.
1. On average, how often do you visit the Downtown? (please check one)
More than 5 times per week
1-5 times per week
At least once per month
Rarely

41%
50%
9%
0%

2. How often do you eat at a Downtown restaurant? (please check one)
More than 5 times per week
1-5 times per week
At least once per month
Rarely
Haven’t yet

5%
36%
47%
12%
0%

3. On average, how often do you purchase goods or services from Downtown Merchants? (please check one)
More than 5 times per week
1-5 times per week
At least once per month
Rarely
Haven’t yet

9%
34%
40%
16%
1%

4. What do you do when you’re Downtown? (check all that apply)
Shop
Eat
Recreate
Commute
Work
Other

77%
88%
41%
40%
18%
26%
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5. If you could make two changes to the Downtown, what would they be?
Change #1
Add bike lanes on every street
More women’s clothing stores
Create a sense of vitality through new
businesses, completely fill in vacancies. Have
regularly scheduled events that draw residents
and others alike.
Parking changes (more and better handicap
parking)
Attract eclectic chain retailers to a shopping
district
Add parking
Make downtown into “hang”
Increase variety of merchandise (type) of
stores
Block of Main, Crescent, Forest, and
Pennsylvania
More shops
Bring in chain-type anchor store (Gap, Ann
Taylor, Banana Republic, etc.)
Add more retail boxes
Revive retail opportunities: men’s clothing,
women’s clothing, toy store, etc.
More parking
Railroad under/over pass
More lunch places
Fill our vacancies and retain with something
other than salons and banks
Ice cream shop
Better stores; more universal appeal (i.e.
upscale “name” stores)
Change the mix of stores- hobby store, more
affordable clothing
More “practical” oriented merchants downtown grocery open after 6 p.m.
Put in a parking deck or 3 (spaces rented to
commuters - they could pay for them)
Popcorn shop
Pedestrian underpass at Forest and the tracks

Change #2
Build a plaza on the north side of village hall
More practical stores for everyday needs
Market all these changes outside to draw nonresidents in.
Bigger variety of stores
Parking and a green communal space
Bring in “name” stores (upscale) and change
store hours
Centralize activities
More convenient parking- less parking
restrictions
More food
Get rid of high end “boutique” stores (too
many)
Add more convenient parking
No vacant stores
Get rid of PADS
Longer store hours
More restaurants
Do it sustainably
More park space
More attractive, well-defined sense of entry into
the downtown area, more movie theme nights
Change the hours to 7 p.m. every night
Easier parking
Move the train depot west, by the library

More parking - shorter times for diagonal spots
Get rid of GE style banners

Enforce pedestrian street crossings (The
drivers that drive through the central business
district are pushy and rude), turn theater into 1
screen
Bike racks- there are NOT enough
Add trees on the north side

Change #1

Change #2
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Less expensive stores
Public green space
Over/underpass to train
Making a parking structure
Anchor stores! Reduce services in lieu of
retail.
Fewer salons.
Under/overpass for tracks
Get stores with moderately priced “general
merchandise”
Less boutiques and antique stores
Consider making government less of a
business legislature and more of a business
assistant - encourage business!
More retail
More appropriate retail
Easier reviews (for projects)
New buildings
Attract stores with items I shop for
Preserve charm - No more tall condos with bad
retail space
More dining opportunities with more different
ethnic food, street-scaped Alfresco dining
Men & women clothing shop
Functional shopping - not just gift shops
Convert Volunteer Fire Station into
development: parking, boutiques, and offices
More shopping options
More parking
Have stores with products that I need
Improve traffic flow - more pedestrian friendly
and safer
Add a bread shop/ more window service
Low structure parking garage
Renovate the lobby and front of the Glen Art
Theater and encourage businesses to support
customers before and after
Full service grocery open past 6 p.m. on
weekdays
Improve streetscape- better lights and trees

Some type of department store, and stores
open at night
More green space
Make Main Street a 2-lane road
Parking Garage. Half-day school events.
Building front upgrades
More stores for everyday living
Move the floral clock
More restaurant chains such as Jamba Juice
and Potbelly
Better signage along major throughways
leading to Downtown
Less banks
Improved architectural design!
Parking deck
Parking
Improve the maintenance and aesthetics of the
buildings
More affordable/unique shops
Carryout gourmet food (such as bread shop,
homemade pizza, cheese store)
More shopping
Have “festivals” be Glen Ellyn focused, (i.e.
Taste of Glen Ellyn s/b GE restaurants)
Eliminate flower clock in favor of a fountain
Parking
Village green
More entertainment venues
Anchor store with parking
More outdoor dining
Anchor store (GAP/ Banana Republic)
Space for outdoor chess
Parking garage

Make streets 2-way
Create destinations, green space

Promote sustainable development that
supports businesses and energy efficient
Railroad crossings are a hindrance
More alfresco dining

Change #1

Change #2
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Make better use of public space at “flower
clock”. If this were more inviting, people might
linger.
We need more takeout dining options- gourmet
to-go type places
Move depot west and associated parking to
create a community space
More recreational areas for families indoor and
outdoor
Have more affordable shops for all income
levels
Event space
Train station change
Tunnel of overhead crossing at Metra Station
Casual deli with counter service that is
reasonably priced with quick service.

Fill empty storefronts with “non-specialty”
stores.
Underpass at tracks.

No more out-of-scale developmentconcentrate on small, unique businesses
More events, better publicized
Enhance ties with COD and local arts groups to
transform GE into a cultural center. Refurbish
the bowling alley or change the extra space
into an IMAX.
Anchor restaurant + clothing stores
Sandwich/deli - like Cosi
Traffic flow
More mid-range restaurants
Couple of key chain boutiques that would be
relevant to our customer base. Smith and
Hawken garden store. Anthropologie or
women’s clothing store – upscale. J Crew
clothiers.
No more large condo/apartment projects.
Knockdown/rebuild small buildings.

If these changes were made, would you…
Visit the Downtown more often?
Yes
No
Not Sure

91%
0%
9%

Purchase more goods and services in the Downtown?
Yes
No
Not Sure

92%
0%
8%
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6. Select your favorite Downtown building/architectural style from the images below. (please circle one)

Fifth (7 votes)

Third (11 votes)

First (16 votes)

Second (12 votes)

Sixth (1 vote)

Fourth (10 votes)

Comment Sheets
In addition to the brainstorming and mapping exercise at the June 2nd Town Hall Charette – and the brief survey
summarized above – participants were asked to fill out a comment form if they had general thoughts they wanted
write on paper. The following summary includes all responses received during the “Main Street Design Studio”
event, from June 2nd to June 4th.
Circulation
 Traffic pattern needs to change to have more traffic pass by stores
 Use Taylor underpass to avoid grade crossings
 Build underpass or overpass at RR.
 Walkways – public safety – test with older adults and/or the handicapped
 Re-open the pedestrian RR crossing at the Depot
 Draw people off the Prairie Path
 Better access to the Downtown – needs to be bike- and pedestrian-friendly
 There should be free bus service at certain times of day
 Provide more functional space and amenities in terms of parking and access
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Connect the Downtown to Lake Ellyn
Make sure traffic is not increased to the point of gridlock
Do not increase one-way traffic!
Train – historically- and currently-critical
Spread out traffic flow – not all at peak times such as 8-9 a.m., noon-1 p.m., and 4-5 p.m. (Monday through
Friday)
Traffic on Roosevelt is growing worse everyday and is benefitting from many new businesses
Construct a multi-level garage
Enforce parking regulations in the afternoons
Consider 90-minute diagonal parking while keeping 3-hour parallel parking
Construct a low parking structure, two levels above ground, one level below ground
Need heated sidewalks
Construct a pedestrian path under railroad
Establish more one-way streets
Enhance the Illinois Prairie Path – it’s already a draw to the Downtown
Forest Avenue crosswalk at Crescent Boulevard is dangerous
Duane Street crossing along east side of Main Street is dangerous
Need bike racks throughout Downtown
Reverse Metra train specials to bring people out to festivals
Need Pace Bus and community taxis
Move the train station to the east
Create a pedestrian plaza on Main Street between Pennsylvania and Crescent
Taxi plan threatened

Parking
 Need a parking deck at Glenwood and Crescent.
 Construct first floor retail with parking above along Crescent between Main and Prospect. Relocate the train
station to the SE corner of Main and Crescent. Relocate the existing businesses on Crescent to Duane.
 Create more parking with the removal of the floral clock.
 Need a parking garage. South of McChesneys? Behind The Glen? Triangle at NE corner of tracks and
Park Boulevard?
 Parking garage where former antique store used to be on south side of Pennsylvania between Forest and
Main.
 Change parking, totally – eliminate commuter parking (except for the Park/Montclair Lot). Build a real 3- to
4-story parking garage with top floor reserved for Glenbard West students. Sell or develop lot west of
Library. Need more ADA-accessible parking spaces.
 Change parking from 11:30 a.m. to 10:30 a.m. to accommodate the Metra schedule.
Greenspace
 Plant trees at SE corner of Prospect and RR, SW corner of Park and RR, and SE corner of Main and RR.
 Move horse trough and floral clock.
 Tear down buildings on north side of Duane Street across from Civic Center and create a greenspace.
 For centuries, successful towns in Europe have thrived with lively green gathering spaces in their town
centers – a point that can connect and inspire shoppers, commuters, and walkers, and give them a reason
to stop and stay.
 See Scoville Park on Lake Street in Oak Park.
 Convert the Main Street parking lot into an open space that accommodates festivals.
 Establish open areas for Downtown community gatherings.
 Need College of DuPage art/music in the Downtown.
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Village
 Review faster. Add EDC input. Establish design standards. Require citizen input. Only 1 PC and 1 ARC
meeting. Village Board first and last.
 Much of the growth in Wheaton is due to an unfriendly business approach by neighboring communities.
 Local communities tend to be more of a hindrance and hurdle, than a help. Slow response to inquiries, lack
of assistance, and rental pricing are concerns.
 The Village should be more open to business needs.
 The Village should clean the Downtown streets as scheduled and as-needed.
 Want a quiet but viable Village not an activity center for tourists.
 Tear down old gas station at Stacy’s corners and build a new Fire Station.
Activities
 Jazz festival a huge success! It would be better if the stores were open too.
 Fix or eliminate farmer’s market.
 Create band shell for up and coming bands.
 Expand Jazz Fest with 2-4 stages (Main/Pennsylvania, Crescent east of Main, Crescent west of Main, and
Main/Hillside).
 Build new permanent band shell at Lake Ellyn. Venues could be added more easily if they are permanent.
 Field trips of residents from other towns to critique each others’ towns.
 Encourage bike-riding events into town.
 Need more sculpture festivals, film festivals, true local culinary events, and music events.
 Would like a micro-brew event.
 Include the College of DuPage in culinary events, arts festival, sculpture festival, jazz fest, music fests, and
horticulture department in garden projects with town.
 Focus on an arts-related, multi-disciplinary venue (live music, theater, visual, film, media).
 Access and activities for teens and seniors.
 No pool/YMCA in the Downtown.
 Show classic films in the theater.
 Do not hold the Taste of Glen Ellyn in the future.
 Outdoor Village events are great for businesses.
 Allow retailers to serve alcohol during girls’ night out and other occasions.
 Outdoor events could include demonstrations, shows, vendors, etc.
Businesses
 Need chain store and “mom and pop” shop mixes.
 Look to Naperville and Elmhurst for success stories.
 Need a mix of stores that attract more than women and children.
 Stores should be open at night and have Sunday store hours.
 Long-time resident doesn’t like to shop Downtown anymore because it’s mostly services and boutiques.
 Limit antique shops.
 Perform exit interviews with business owners who chose to close or leave Glen Ellyn.
 Chain store near high school (near Park Boulevard and RR tracks).
 Need a better variety of stores.
 Would like to see gourmet food establishments.
 Longer hours in evening for more businesses
 Retail should include daily essentials as well as boutiques
 Sales tax rebates for Glen Ellyn shopping or credit against municipal portion of real estate tax bill
 McChesney and Miller, Youngs, Dancing Lights, The Bookstore, Gabe’s Coins
 Don’t need Naperville’s chain stores and homogenous architecture
 Need more restaurants, bars, and grills
 Need more affordable stores and merchandise
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Need a Hobby Store (like Elmhurst)
Need a moderately-priced family restaurant
Need a chocolate bar
Need a card/stationery store
Store hours should be extended until 7:00 p.m.
There should be a cap on the maximum number of Downtown dry cleaners, salons, and banks
Need a small bistro at the Boat House on Lake Ellyn
Reopen bowling alley
Need a heirloom-quality toy store
Need a nostalgic drug/ice cream/soda fountain corner store
Need an art store
Need a “Smith and Hawken” garden center
Need an Anthropologie women’s clothing store
Need a Fabric shop
Need an office supply store
Need a more affordable clothing stores

Signage
 Allow barber poles in front of barber shops.
 Do not include people’s faces on the street banners.
Residential
 Don’t want too much residential in the Downtown, taking space away from retail.
 Need more condos/apartments to appeal to young adults who will spend money in town.
Restaurant
 High school student wants good, fast restaurants such as Jamba Juice, Potbelly Sandwich Works, Chipotle,
Panera, Dairy Queen, etc.
 Expand Starbucks – more tables, couches, etc. – high school students would drink coffee and study in a fun
environment.
 Improve The Glen (Art Theatre) to provide another fun activity for high school students.
 Need unique restaurants.
 Need sandwich shops and family restaurants. Have enough upscale restaurants.
 Recommend alfresco dining at Lake Ellyn.
Funding
 Balance fiscal responsibility with spending money for land acquisition.
 Provide funding to organizations that preserve and promote Glen Ellyn’s history.
 Establish a TIF District
Communication
 Encourage people to post their ideas on the internet and show all those ideas.
 Find ways to communicate to those who don’t have computers! (No GE News for longtime residents.)
 Prefer to get news through “School News” over “Glen Ellyn News”
 Need wifi Downtown
Office


Like the new building south of the RR in Wheaton.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 8: Page 196C of 199

Taxes



Homeowners are concerned with escalating taxes and de-escalating Downtown.
Property taxes are on the rise and building owners then ask for more rent.

Aesthetics
 More continuity in aesthetics and style
 Highlight recreational, historical, and landmark elements
 Keep the quiet charm – no stoplights, underpasses/overpasses for cars, no parking structures more than
one floor above grade
 Keep the authentic charm and uniqueness
 Use historic features, landmarks, and Illinois Prairie Path in the plan
 More trees, plants, “greenery”, and park space
 Add to the horse trough (in lieu of replacement)
 Build from existing architecture and history
 Messy is OK, welcome
Train Station
 Recommend a historic-looking train station with shops and restaurants, a history area, and greenspace.
 Need an “iconic” train station (new)
Maintenance
 Better maintenance of commercial space inside and out
 Create a fund for low-cost, tax-exempt debt-funded renovation and improvement…funds would be repaid by
special assessment of property
 Make zoning codes require landlords to be more accountable for building maintenance
 Maintain empty stores/storefronts
Uses



Needs














Allow schools and daycare in C5A and C5B spaces
Would the Park District consider a health club Downtown to increase traffic and provide a source for parking
sharing
Relocate the Fire Station – it’s a prime commercial and/or parking location
Transition from Downtown Strategic Plan adoption into action
“Buy Local”
Village-sponsored snow removal, cleaner sidewalks, and the trash cans should be emptied more often
Better recruiting for new businesses
Allow retailers to put out balloons, displays, one-day signs
Get rid of pan handlers
Elderly-friendly Downtown (55% of seniors receive public assistance from DuPage Social Services)
Food pantry
Elder care
Teen hangout spot
Need to link Lake Ellyn and the Downtown
Encourage Stacy’s Tavern visitation
More outdoor dining close to the Illinois Prairie Path

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix C: Data Collection and Analysis Report
Chapter 8: Page 197C of 199

Other Comments
Miscellaneous ideas arrived through the mail, via email, through the Downtown Strategic Plan website, and by handdelivery. A summary of these ideas are summarized below:







Downtown Revitalization for the “Glen Ellyn Center” – a proposal by resident Bert Lachner. Frankenmuth,
Michigan, Athens, Georgia, and Leavenworth, Washington, were towns on the brink of being deserted;
however, they are very busy today. Oak Brook Promenade is a local precedent that should be considered
for the Downtown. Consider redeveloping the block bounded by Pennsylvania to the north, Crescent
Boulevard to the south, Main Street to the west, and Forest Avenue to the east – but keep the bank building
on the corner of Main and Crescent. Features to incorporate into this redevelopment include: mixed-use
development, structured parking, new trees that will produce taller crowns in the distant future, serve food
and wine in one of the Glen Art Theatre spaces, create a stage and a 500-seat auditorium in the Glen Art
Theatre, remove on-street parking on Main Street to accommodate wider sidewalks, install green roofs, heat
a center-block courtyard for year-round outdoor dining (similar to Shannon’s). In addition, instill a sense of
urgency for reinvestment in the Downtown to bring it back to life.
Emulate Downers Grove’s reinvestment efforts.
Convert the smaller red brick buildings on Pennsylvania east of Schmid’s into an arts center. The Village
lacks good art gallery space. The reoccupancy could include a small theater, art classrooms, and/or
rehearsal rooms. At least retain the building shell. A coffee shop would keep the people coming through
the area. This reinvestment would be in addition to the DuPage Art League.
Create “park retail” development along the Illinois Prairie Path (buildings illustrated in orange below), create
a Village Lawn (with a fountain centered on the entrance to the Civic Center and a band shell) in front of the
Civic Center.
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The DuPage County Ride DuPage Program subsidizes the cost of transportation for senior riders to attend
the Community Care Program-contracted Adult Day Service. The cost of this program has risen
dramatically; therefore, the subsidy will be capped at a fixed rate of $7.00 per trip. Fifty-five percent (55%)
of the Ecumenical Support Services for the Elderly’s (ESSE’s) clients are receiving assistance from DuPage
County. The mission statement of the ESSE is “To provide adult care options that promote the physical,
emotional, and spiritual well being of older adults and their families.”
Redevelop the Fire Station property into an upscale hotel with boutiques and a parking structure; the
Park/Montclair parking lot is an ideal location for a parking structure and a pedestrian bridge across the
railroad tracks; and the Giesche Shoes site is ripe for redevelopment.

Expand the Depot to include a dry cleaners, convenience store, and a coffee shop. This sports fan loves
the burgers at the Tap House Grill.
Consider hosting a weekend-long chess tournament – in conjunction with the existing Hadley Junior High
chess tournament held every February for elementary and junior high students – that includes a high school
division at Glenbard West and a blitz (fast chess) to kick-off the weekend.

Key Thoughts
Many ideas, hopes, dreams, and thoughts have been gathered through this first phase of the planning process.
Although summarizing this plethora of information was challenging at times, it provides a great base from which to
work to develop alternative concept plans for the next stage of the planning process.
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Downtown Advisory Committee
(DAC) Meeting Minutes
The 15-member Downtown Advisory Committee (DAC) met seven times during the planning process for the
Downtown Strategic Plan. The minutes from these seven meetings are contained on the following pages.
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Downtown Strategic Plan

Downtown Advisory Committee – Meeting Minutes
Village of Glen Ellyn, Illinois
April 29, 2008

Agenda
1.
2.
3.
4.
5.

Introductions.
The Role of the Downtown Advisory Committee (DAC).
The Planning Process.
The Project Management Update.
Other Business and Adjourn.

Overview
The Downtown Advisory Committee (DAC) held its first meeting on April 29, 2008, at 7:00 p.m. in the
Galligan Board Room on the 3rd Floor of the Glen Ellyn Civic Center.
DAC Members in Attendance
Rinda Allison, Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Scott Hamer, Chamber of Commerce
Beth Howley, Go Downtown!
Jean Kaczmarek, Resident at Large
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
DAC Members Unable to Attend
Rob Kelley, Downtown Business Owner
Ann Riebock, School District 41
Jennifer Shannon, Downtown Restaurant and Property Owner
Others in Attendance
Staci Hulseberg, AICP, Planning and Development Director
Michele Stegall, AICP, Village Planner
Pete Ladesic, Trustee
Jim Louthen, ASLA, President, Town Builder Studios
Carrie Haberstich, AICP, Senior Planner, Town Builder Studios
Aaron Gruen, Esq., Principal, Gruen Gruen + Associates
Kerry Lantau, E.I., Project Manager, Walker Parking Consultants
Edward Torrez, AIA, Principal, BauerLatoza Studio
Stacey Contoveros, LEED AP, Graduate Architect, BauerLatoza Studio
In addition to the following narrative, please refer to the PowerPoint presentation slides titled: “Downtown
Advisory Committee Meeting #1”.
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1. Introductions.
The meeting began with an introduction of the Town Builder Studios (TBS) Team, followed by each
DAC member stating their name, whether or not they are a business owner and/or resident of Glen
Ellyn, the role they will serve on the DAC, and why they said “yes” to serving on the DAC.
2. The Role of the DAC.






The DAC is a “sounding board” for information and ideas prepared and presented by
the TBS Team.
Each DAC member will be a voice for a segment of the community. For example, a
resident will speak on behalf of other residents; a business owner will speak on behalf of
other business owners; etc.
Each DAC meeting will be held in a workshop format, where the members will roll up
their sleeves, dig in to the information and ideas, and discuss the issues associated with
the Downtown Strategic Plan.
The general public will have its opportunity to provide input on the project website and at
Town Hall Meetings.

The DAC members were asked to share their thoughts regarding potential goals and objectives for
the Downtown Strategic Plan. The following is the list generated by the DAC members:

















Define what constitutes “success”.
Define what a good retail mix is.
Draw residents Downtown and make it “cool” enough to draw people from elsewhere;
make the Downtown a destination.
Keep the businesses we have, reduce turnover.
Don’t lease tenant spaces to “just anyone”.
Make people want to share.
Coordinate all groups/organizations/Village/Chamber/EDC and create a plan that
everyone supports.
Create incentives for businesses.
Make a parking system that works.
Create a “buzz” and a “bustling” Downtown.
Establish better standards for property improvement and maintenance.
Provide signage and wayfinding.
Maximize current assets such as the theater.
Make the Downtown a place where restaurants and stores want to be; where Glen Ellyn is
being sought out.
Ensure a friendly retailer environment.
Make it easier for businesses to open; eliminate roadblocks.

3. The Planning Process.
There are eight steps to the planning process. Currently the process is in Step 1: Data Collection
and Analysis, and Step 2: Market Analysis and Recommendations. The data collection and
analysis includes land use and the built environment, parking, historic preservation, and interviews.
The market analysis and recommendations includes interviews with data collection and analysis. A
portion of the data collection included a Short Merchant Survey distributed to 10 merchants in the
Downtown area. The sample of merchants included newer and older businesses, and retail and
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restaurant businesses. Up to 50 customers for each merchant had the opportunity to complete the
survey.
Market Analysis – Presentation of Preliminary Data Collection Findings by Aaron Gruen
Successful downtowns are more than retail. Where do the customers come from? Where are the
other locations they shop?
Activated street fronts (“linkages”) are exciting places to be. Pedestrians could walk 100 blocks in
New York City without realizing that they’ve walked a long distance. Blank, dull, and unsafe areas
along a street front makes people not want to walk to their destinations.
Be realistic about where the Downtown is in relation to the surrounding commercial centers. When
other commercial centers are only five to seven minutes away, establishments that meet unmet
needs need to be found.
Consider what the Downtown advantages are. What is unique? What could be cultivated? What
is unrelated to retail but could help reinforce the success of the Downtown?
Consider a “junior” Millennium Park. Although it does not produce direct revenue to a community,
it draws in housing and reinforces retail activities.
In addition to a Short Merchant Survey and interviews, other business people, developers, and
regional property brokers have been contacted to share their thoughts on the current market and
Downtown Glen Ellyn.
In general, Downtown retail sales have decreased since 2001, while restaurant sales have
increased.
At one time, the Downtown made up a high proportion of the retail supply in Glen Ellyn and the
surrounding area; however, the retail supply has increased dramatically over the years, resulting in
a reduction of the market area for Downtown merchants.
A portion of the market analysis includes a proxy analysis, where out-of-town real estate brokers
are contacted to identify typical consumer behaviors and where they usually come from.
Glen Ellyn has disproportionately large number of children and mothers walking around Downtown
compared to other communities. Consider building upon the strength of serving women and
children in the Downtown area.
Parking – Presentation of Preliminary Data Collection Findings by Kerry Lantau
A parking inventory of the Downtown area – plus the Glenbard West High School parking facilities
– was conducted over the course of two different weekdays. The commuter lots were observed to
be 75% full, while a recent Metra observation estimated the lots to be 93% full.
There are a total of approximately 3,236 parking spaces, of which 1,099 are public (commuter and
Village-owned parking lots), 1,723 are private (off-street parking owned by businesses and
landlords), and 414 are street.
Historic Preservation - Presentation of Preliminary Data Collection Findings by Stacey Contoveros
The historic inventory and analysis was more of a “cultural and heritage” inventory that goes
beyond historic preservation. The historically-significant buildings in Downtown Glen Ellyn were
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generally built in the 1890s and 1920s. The 1920s-era building styles are primarily English Tudor.
There is an amazing amount of historic resources and passion about the history of Glen Ellyn.
At some point, the street fronts in the Downtown become “disconnected”, where the “Main Street
USA” feel disappears, and there is a temptation to turn around because one feels like he/she is
leaving the Downtown.
The Ten Thousand Villages building on Pennsylvania Avenue is one of the oldest buildings in the
Downtown.
There is a great potential to draw people from Downtown Chicago to Downtown Glen Ellyn on
weekends. In addition, there is a potential to connect the history of Stacy’s Corners to the
Downtown.
There are a few buildings that appear to have their historic elements in tact behind non-periodfriendly covers.
Tuck-pointing, leaky roofs, etc. – need to balance maintenance with historic preservation. An
ordinance may address the issue; however, a maintenance requirement may not have the
economic return on investment (ROI) that would financially-motivate the landlord to maintain
his/her building. Not all problems can be fixed with an ordinance. The existing ordinance appears
to be strong and the buildings in general appear to be in good shape.
4. The Project Management Update.
An overview of the planning timeline and discussion of the near-term schedule was presented and
discussed. The following next steps are anticipated for the 12-month planning timeline:





Wrap-Up Interview Summaries
Prepare and Distribute Preliminary Data and Analysis Report
Hold Town Hall Meetings (Monday, June 2, and Wednesday, June 4)
Run Charette

An item added during today’s interview:


Meet with Elementary and High School Students Prior to the End of the School Year

5. Other Business and Adjourn.
The following list contains “next steps” that were identified during the DAC meeting discussion:




Dan Anderson will prepare a short presentation on the history of Downtown Glen Ellyn for
the next DAC meeting.
The TBS Team and Village staff will distribute PowerPoint handouts prior to the meeting,
and format the handouts in a way that allows the DAC members to make notes directly on
the handouts.
The TBS Team will “drill down” to ensure that some of the commuter parking stalls
observed to be empty may actually be paid for; therefore, the stalls would be unavailable
for potential Downtown customers. In addition, it will attempt to identify a potential
employee parking demand, and prepare a map that identifies parking availability during
different times of the day (i.e. Village commuter lots that are open to shoppers after 11:00
or 11:30 a.m.)
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During the planning process – especially during the implementation phase – provide the
DAC with options to consider property maintenance incentives. Consider more positive,
goal-oriented means (“carrots”), rather than more negative, heavy-handed means
(“sticks”), where possible.
The TBS Team is to find building maintenance “failures” to learn from and share these
examples with the DAC.
Provide a contact list of the TBS Team to the DAC.
The DAC members should visit the Downtown studio and charette sessions as much as
possible from June 2-4, 2008.

At the close of the meeting, Jessica Pekny expressed excitement about the planning process and
gratitude to the Village of Glen Ellyn for making the arrangements to conduct the Downtown
Strategic Plan.
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Downtown Strategic Plan

Downtown Advisory Committee – Meeting Minutes
Village of Glen Ellyn, Illinois
August 4, 2008

Agenda
1. Roll Call and Agenda Review
2. History of Downtown Glen Ellyn by Dan Anderson
3. Task 1 Review and Discussion
a. Community Context Analysis
b. Public Participation Analysis
4. Task 2 Review and Discussion
a. Market Analysis
5. Overview of the Next DAC Meeting
6. Adjourn

Overview
The Downtown Advisory Committee (DAC) held its second meeting on August 4, 2008, at 7:00 p.m. in the
Galligan Board Room on the 3rd Floor of the Glen Ellyn Civic Center.
DAC Members in Attendance
Rinda Allison, Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Scott Hamer, Chamber of Commerce
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
DAC Members Unable to Attend
Beth Howley, Go Downtown!
Sandy Moore, Retail Business Owner
Jennifer Shannon, Downtown Restaurant and Property Owner
Others in Attendance
Steve Jones, Village Manager
Staci Hulseberg, AICP, Planning and Development Director
Michele Stegall, AICP, Village Planner
Jim Louthen, ASLA, President, Town Builder Studios
Carrie Haberstich, AICP, Senior Planner, Town Builder Studios
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Aaron Gruen, Esq., Principal, Gruen Gruen + Associates
Andrew Ratchford, Research Assistant, Gruen Gruen + Associates
In addition to the narrative, please refer to the following documents with presentation slides:




GLN 080804 DAC – History of Downtown Glen Ellyn
GLN 080804 DAC – Community Context and Public Participation
GLN 080804 DAC – Market Analysis

Meeting Minutes
Pat Melady moved to approve the April 29, 2008, DAC meeting minutes. Motion was seconded by
Jim Meyers and passed unanimously.
1. Roll Call and Agenda Review
The meeting began with an introduction of the Town Builder Studios (TBS) Team, followed by each
DAC member stating their name and the role they serve on the DAC. Rinda Allison, Chairperson,
summarized the topics of what each of the DAC meetings will cover during the planning process:





Meeting #1 – Introduction to the Planning Process and Data Collection Update
Meeting #2 – Review of Data Collection and Analysis Chapters – Part I
Meeting #3 – Review of Data Collection and Analysis Chapters – Part II
Meeting #4 – Review of Plan Concepts and Reports (one or two meetings)

2. History of Downtown Glen Ellyn by Dan Anderson
Dan Anderson, DAC member and Historical Society representative, gave a 20-minute presentation
on the history of Downtown Glen Ellyn. Several notable items listed below are included in the
transcript that follows:
o
o
o

Downtown Glen Ellyn has changed over the years.
The Downtown retail climate peaked in the 1960’s.
“What is our history telling us?”

Thank you very much for this opportunity to bring a historical perspective to this question of how to
revitalize our Downtown district. At the Historical Society, we believe that it’s good to know how you
got to where you are, before making decisions about moving forward.
A phrase we’ve heard a lot in our deliberations about Downtown Glen Ellyn is the importance of
maintaining its charm and character. It has become our holy grail.
But what’s interesting when you systematically review the history of our Downtown is the pattern of
change … the number of changes, the magnitude of the changes, and, in some cases, the
swiftness with which the change took place.
[1. Map of Stacy’s Corners]
Our story starts with a quick look at those very early days, the first 15 or 20 years. Glen Ellyn’s
original “Downtown” was located at Stacy’s Corners (or Five Corners, if you prefer). In those days
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Main Street was called Bloomingdale Road and St. Charles Road east of Stacy’s Corners was
called Lake Street. There actually was a very real commercial center there for more than 20 years,
from about 1835 to the 1850s. At its peak, it boasted two general stores, two blacksmith shops, a
wagon shop, a harness shop, a stagecoach inn, a match factory, and a small Baptist Church.
It was the arrival of the railroad in 1849 along the valley a mile to the south … and the subsequent
building of a train station there … that led to a rapid shift in our commercial center from Stacy’s
Corners to the current location of our Downtown.
The early years of this new Downtown district may not seem terribly relevant to our deliberations,
but they are more instructive than you might think.
[2. Main Looking North from Duane, 1905]
Clarence Kendall, an old time Village resident, described Glen Ellyn prior to 1900 as a “… small
sleepy country village, a shopping place for Milton Township farmers.” Note the feed store on the
left in this photo.
However, between the time it was a sleepy little farm community and its emergence as a thriving
suburb of Chicago, there was another phase … a critical one in our development. This is that
relatively brief era – lasting only about 15 or 20 years – when Glen Ellyn became a destination.
We tend to give the railroad a lot of credit for our early growth and success. I would describe the
railroad as necessary to our growth, but not sufficient.
The railroad certainly played a huge role in enabling Glen Ellyn to be a destination. But commuter
rail service was here well before that period from roughly 1895 to 1915, and it has been here since
that era. And we know that Glen Ellyn today is not considered the “destination” that it was in the
early 20th Century.
There were a number of other reasons why Glen Ellyn became a destination beyond the fact that
the train made it easy to get here. The area was naturally beautiful with its rolling terrain and
groves of trees… a great change of pace from the grit and grind of Chicago. More specifically,
there was Lake Ellyn, an artificial lake built in 1889 and the resort hotel, overlooking it, which was
finished in 1893.
[3. Hotel over the Lake]
With these developments came an intense advertising campaign that promoted the lake, the hotel,
and the healing powers of the five mineral springs located nearby. The developers who did this
also platted and sold many home sites near the lake.
Just as an aside, all of these developers, starting with Thomas E. Hill (whose wife, Ellen, lent her
name to the town in 1891) were very highly respected and figured prominently in town government
during that period.
[4. The Madame] & [5. Picture of the Mansion]
But there’s another reason that Glen Ellyn became a destination (albeit for relatively short visits by
gentlemen from Chicago). That reason was Madame Rieck who moved to Glen Ellyn in 1900 with
her lovely employees who ultimately offered their services from two beautiful homes on Crescent at
Riford. This was an easy walk from the Aurora & Elgin train stop near the Taylor Avenue
underpass.
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I’m not exactly sure how we can incorporate this piece of history into our recommendations. But it
is noteworthy because Madame Rieck’s clientele were wealthy, influential people who were in a
good position to promote the town.
And promote they did! In 1900 the population of Glen Ellyn was 793 people. By 1910, the town’s
population had more than doubled to over 1,700.
By 1920, it had doubled again to almost 4,000. And by 1928 it had increased to 7,500. In just 28
years, from 1900 to 1928, our population increased by 850%. Perhaps we should consider putting
a statue of Madame Rieck in our new town square.
With this population explosion came a building boom in the Downtown area.
Photographic evidence tells us that much of the building of what we now consider Downtown Glen
Ellyn happened during just a 20-year period between 1908 and 1928.
[6. Aerial View, 1906]
This is an aerial view of Downtown Glen Ellyn and the surrounding neighborhoods taken in 1906.
The Downtown district is clearly pretty skimpy.
The Downtown building boom actually came in two waves. The first was a smaller wave in the
1890s after the Great Glen Ellyn fire of 1891, which burned almost half of our Downtown district to
the ground.
[7. Ehlers Hotel, built in 1893]
In 1893, the Mansion House hotel at the NE corner of Main and Crescent, which had survived the
Great Fire of ’91, burned down and was replaced by the Ehlers Hotel, a magnificent brick structure
that became the architectural centerpiece of the community. We’ll come back to the fate of the
Ehlers Hotel later.
[8. Boyd Brothers, Main Street Looking North, 1908]
The older of the two masonry buildings visible in this photo, (the 2nd masonry structure with the
pointed roof line) was built in 1892 and briefly housed Boyd Brothers Hardware. It still exists today.
[9. Boyd Brothers, 1892]
Here is a front view taken shortly after it was built in 1892.
[10. Boyd Brothers, today]
And here it is today.
These photos of buildings built before 1900 illustrate the first wave of buildings, some of which still
exist today. They also are noteworthy for the types of businesses that occupied them before 1900.
We see a preponderance of hardware stores, feed stores and grocery stores … typical of a
community that’s still serving area farmers.
[13. Main Street South from Pennsylvania, 1906]
The second and much more dramatic wave of new construction happened after 1906 when Glen
Ellyn had become more of a destination and resort community. Here’s the view looking south down
Main Street from Pennsylvania in 1906.
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[14. Main Looking North from Crescent, 1930s]
Here’s the same block looking the other way … north from Crescent … just over 25 years later, in
the early 1930s.
[15. Main Street, 1906]
Here’s that view again of Main Street looking south from Pennsylvania, only I’ve cropped it to
emphasize the area beyond the railroad tracks.
Look beyond the tracks. The first cross street up the hill is Duane. Farther in the background is
Hillside, although it’s hard to see. What you can see is the total lack of commercial buildings on
Main Street south of the tracks in 1906. From Duane to Hillside Avenue there is absolutely nothing
there except a few homes, a church and a pasture.
The next picture is the same piece of geography, that same block of Main Street, only looking the
other way, north from Hillside. This picture was taken just 22 years later in 1928.
[16. The Acacia Building, 1928]
Today, it is very difficult for us to imagine this much change happening to our Downtown district in
so short a time frame. It must have seemed almost cataclysmic, bordering on scandalous, to many
of the older residents of that era.
[17. Crescent Looking East past the Horse Trough, 1907]
Crescent Boulevard underwent a similar transformation between 1908 and 1928. Here we are
looking east down Crescent from Main. The year is 1907, soon after the horse trough was donated
to the Village by William Newton. One of the few businesses on the left (across from the train
station) is an ice house.
[18. Nadelhoffer & Miller Brothers, 1913]
By 1913 the old ice house – which Herman and Otto Miller had converted to an auto repair shop –
is being torn down and replaced with the Miller Brothers car dealership, interestingly located next to
Nadelhoffer’s Livery Stable, a last vestige of the equine era. This is directly across the street from
the train station.
[19. The First Auto in Glen Ellyn, 1903]
Note the car driving past. I’m not positive, but it strongly resembles the first automobile in Glen
Ellyn: A red 1903 Franklin Touring Car purchased by Samuel Jacobs, the town’s postmaster.
[20a. The Ice Wagon]
I wish those Miller brothers were alive today and serving on this committee. They were very good
at spotting trends and capitalizing on them. They started in the late 1800s delivering ice in town.
In 1910, while many homes were still operating with ice boxes, the Miller Brothers bailed out of the
ice business and switched to the auto repair business. Get this: in 1910, the year they started their
repair shop, there were all of FOUR automobiles in town. In 1928, just 18 years later, there were
over 1,600 cars ... and Glen Ellyn was boasting about having more miles of paved streets per
capita of any town in America.
[20b. Miller Brothers Maxwell Dealer on Crescent Boulevard, 1920]
Here’s how the Miller brothers’ car dealership looked in 1920. Needlehoffer’s Livery is still hanging
in there next door, but the handwriting is on the wall.
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[21. Miller Brothers Garage and Glen Theatre, 1927]
And here’s how that block looked in 1927, just 7 years later. Needlehoffer’s livery stable has given
up the ghost, replaced by the new Glen Theatre.
[22. Glen Theatre and Miller Brothers, today]
Fast forward another 80 years and you can see that these buildings are still very much in place and
not that different in appearance.
[23. Glen Theatre, 1963]
By the way, here’s the Glen Theatre in 1963, when the bowling alley was still in operation.
Moving along to some of the other significant structures built in Downtown Glen Ellyn in that
incredible 20-year period between 1908 and 1928:
[24. DuPage County State Bank Building]
The DuPage County State Bank building was built in 1911 at the NW corner of Crescent and Main.
[25. Glen Ellyn State Bank, 1929]
In 1926, The Glen Ellyn State Bank started construction on its even more monumental building
right across the street -- after demolishing the Ehlers Hotel.
[26. Ehlers Building at Main and Crescent, 1893]
The Ehlers Hotel, as you may recall from this earlier photo, occupied the NE corner of Crescent
and Main. It had been – by far – the most architecturally significant building in town. Built in 1893,
it lasted just 33 years before it was torn down to make room for the Glen Ellyn State Bank.
The fate of the Ehlers Hotel is instructive. It tells us something about the workings of external
factors or trends that can influence the development of a Downtown district. The Ehlers was the
last (and the grandest) of three hotels located in Downtown Glen Ellyn. At 33 years of age, it was
taken down well before its physically useful life was over. This signaled the end of the era when
Glen Ellyn could call itself a destination.
Here’s a related observation: The Ehlers Hotel closed its doors two years after the first motel in
America opened its doors in California. Roosevelt Road and North Avenue were rapidly emerging
as major east-west arteries. The number of automobiles was sky rocketing. The era of the
Downtown hotel in a community the size of Glen Ellyn was ending.
[27. New Duane Street School, 1928]
And finally, the last major building to go up during this era was the Duane Street School, which was
built in 1928.
That building, of course, was acquired by the Village in 1970, substantially remodeled, and reemerged in 1972 as the building we are in right now.
What we have talked about so far has focused mostly on the “built environment” and how it was
influenced by major trends such as:




the arrival of the railroad
the transition from a farm community … to a resort destination … to a suburban bedroom
community
the advent of the automobile
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the explosive growth in population between 1900 and 1928
and the corresponding explosive growth in the built environment, with many of those
buildings still in place today

I’d like to conclude with some information about the history of shopping in Glen Ellyn … since we
tend, rightly or wrongly, to equate revitalizing Downtown Glen Ellyn with revitalizing the retail sales
environment.
[28. View North on Main Street, 1966]
This is a view of Main Street looking north from a vantage point above the railroad tracks. It was
taken in 1966. By itself, it doesn’t tell us much except that the horse trough was a sitting duck when
the roads were icy. But I needed some sort of graphic to show Downtown when it was at its zenith
as a place to shop.
I don’t have specifics for the number of stores in the Downtown district each year, or their sales
volume. But there is a lot of anecdotal evidence to suggest that our retail climate peaked some 50
years ago in the 1960s … with the 1940s, ‘50s and early ‘60s being a time when businesses in the
Downtown were thriving and expanding.
Sears-Roebuck, which had come to Glen Ellyn in 1931, expanded its store in 1939.
Walgreens opened a store at Main and Crescent in 1941, the same year that McAllister-Wallace,
one of Glen Ellyn’s two department stores, did a major expansion.
In 1948, the A&P grocery store moved from Main Street to a new and bigger building on
Pennsylvania. Soukup’s Hardware immediately expanded its operation into the old A&P location.
In 1957, Larson’s Meat Market moved and expanded its operations.
In 1959, McChesney’s Grocery did the same thing.
In 1961, the Knippen Shoe Store opened a new location in town, at the same time that Giesche
Shoes moved across the street to its new and much bigger building at Main and Hillside.
In 1962, the National Tea Company built a new and larger store on Crescent.
In 1966, the A&P moved yet again to a larger facility.
All of these moves were indicative of what our major retailers must have seen as a growing
opportunity in Downtown Glen Ellyn.
But in the 1960s, the winds of change already were blowing.
In 1962, Grants Department Store came to Glen Ellyn, but not to Downtown. They chose to locate
at the new Market Plaza Shopping Center on Roosevelt Road.
Even more ominous, but perhaps not so obvious at the time, Oak Brook Shopping Center – a truly
regional shopping center – opened its doors in 1962.
We come now to a seminal moment in Downtown Glen Ellyn’s economic history.
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Around 1966 developers who had witnessed the early success of the Oak Brook Shopping Center
were looking to build another major regional shopping center farther west. The south end of Glen
Ellyn near Butterfield Road was one of the sites being considered.
Jerry Perkins, well-known architect, was a Trustee on the Village Board from 1963 to ‘67. Jerry is in
his 80s now, but his memory is still very sharp. I asked him what transpired.
In a nutshell, the Village Board debated this proposed shopping center at length, and then rejected
the idea because they were afraid that it would draw customers away from our Downtown
businesses.
Of course they were right … but they also were incredibly unimaginative.
The developers went ahead and built their big regional shopping center. But they built it in
Lombard, called it Yorktown Center … and the rest (as we like to say) is history.
At the time of its 1968 opening, with 1.3 million square feet of retail space, Yorktown ranked as the
largest shopping center in America. So what happened? Our Downtown merchants lost their
customers anyway, and Glen Ellyn lost a ton of sales tax revenue to the town next door.
It didn’t take long for the Yorktown effect to be felt.
In 1972, Woolworths in Downtown Glen Ellyn closed.
In 1973, Polk Brothers opened a store in Glen Ellyn, but like Grant’s Department Store, they
located it out on Roosevelt Road. That same year the National Tea store in Downtown Glen Ellyn
was sold to a local grocery operation which soldiered on for a while and then closed.
In 1977, the Sears store, which had been at the corner of Main and Pennsylvania for 46 years,
closed its doors.
In 1982, the Village named an ad hoc committee to study ways to revitalize the Downtown
business district. (Sound familiar?) This led to the Village budgeting $1.8 million in 1984 for
improvements to the Downtown business district … most of which apparently went to rebuild the
sidewalks, add trees, and provide other attractive features.
One year later, in 1985, the Village saw both of its Downtown department stores … McAllisterWallace and Mason’s Department Store … close their doors.
[29. Mason’s Department Store, 1985]
Between 1988 and 1989 the Village saw its sales tax revenues drop by 19% in one year.
Clearly, the war was lost … Fixing the sidewalks and planting some trees wasn’t enough.
Equally clear, however, is that we think we are still fighting the same war 20 years later … defining
success as some version of where we were back in the 1960s.
[29. Main and Duane, today]
The lesson I take from all of this is that a community like Glen Ellyn can’t buck major trends, those
external influences that shape the environment in which we live and operate our businesses.
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As a community we have gone through huge periods of change, from being a farm town, to a resort
destination, to a suburban bedroom community. In the past, the people in our little town have
viewed these changes as opportunities and capitalized on them … as evidenced by the rapid
expansion of our Downtown district in the first half of the last century.
But, for the last 50 years, it appears that we have tended to be more reactive than proactive, trying
to hold on to what we’ve got (or return to what we used to have), rather than recognizing that we
are operating in new environment, in a world full of change.
If our focus in these deliberations is on confronting the threat posed by major shopping centers, I
think it’s safe to say that we’ve already lost that war. We’ve been dead in the water for decades,
painfully aware that something is wrong, but finding it difficult to get our arms around the problem.
Like the military establishment, we’re focusing on the last war … rather than contemplating what
the next war might look like.
I also would like to stick my neck out and predict that the next battle for the consumer’s dollar will
involve the Internet. In fact, it’s happening right now, but I’m sure it is even on the radar screen for
many of us who are contemplating the future of our Downtown district.
I wish this review could end on a more upbeat note; but remember this:
After any great battle, it is the victor who gets to update the history books. At the Historical
Society, we hope that someday we will get to write a chapter on the success of Glen Ellyn’s
Downtown revitalization.
3. Task 1 Review and Discussion
This item was taken up after Item 4: Market Analysis, to ensure ample time was allotted for the
market-related questions by the DAC members. If the DAC members had any questions or
comments pertaining to these sections, they are to submit them to Staci Hulseberg, AICP, Director
of Planning and Development by Friday, August 8, 2008.
a. Community Context Analysis
There was a concern expressed by the DAC as to the number of trains passing through
Downtown Glen Ellyn on an average day. [Editor’s Note: The Fire Chief provided the
original estimate since Union Pacific Railroad was not willing to share an average trains
per day, citing national security concerns. The Fire Chief was contacted after the DAC
meeting, and the estimate of 180 trains per day included both Metra and freight trains.
The report will be updated accordingly.]
b. Public Participation Analysis
Mr. Louthen mentioned that the level of public involvement to-date for the Downtown
Strategic Plan has been the most extensive for any project he has ever worked on. The
TBS Team believes that – since there was broad and passionate input by the community
– the plan will better reflect the community’s desires and the Downtown will be a much
better place in the future.
4. Task 2 Review and Discussion
This item was taken up prior to Item 3: Community Context Analysis and Public Participation
Analysis, to ensure ample time was allotted for the market-related questions by the DAC members.
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The transcript of Aaron Gruen’s presentation follows; however, several highlights are listed below:
o
o
o
o
o
o
o
o

Merely replicating or reproducing the past doesn’t work.
Residential, shopping, working, and recreational clusters are the primary building
blocks of sustainable downtowns.
The short merchant survey revealed that most Downtown shoppers visit their one
intended destination then leave. This is not good for the Downtown.
Avoid dead space.
Balance parking needs with the qualities that make the Downtown unique.
The Village needs to understand the real estate economics behind development.
“Iconic Greenspace” doesn’t sound “economic”, but it is necessary for the health of
the Downtown.
In essence, the Market Analysis will be the Table of Contents for the Downtown
Strategic Plan.

a. Market Analysis
Slide 1
Title
Slide 2
Unlike some museums, cities are organic living entities that must constantly reinvent
themselves. The same is true for parts of cities, and particularly the downtowns of
suburban communities. To be sustainable as healthy, functioning parts that contribute to
the functioning of the city and region as a whole, these parts must be specialized. The
mixed-use downtown must contain places that improve the lives of residents and visitors
and the productivity of businesses.
Therefore, places like Downtown Glen Ellyn must facilitate physical change while
enhancing the character and functions that provide comparative advantages to residents
and economic activities. A goal of the Glen Ellyn strategic master plan should be to
improve the physical environment, enhance comparative advantages, and help reinvent
the Downtown to improve the lives of residents and visitors, and the productivity of
businesses.
Slide 3
It helps a great deal if a downtown can attract residents and visitors from beyond what
might otherwise serve as its immediate primary trade area. But this is frequently not easy
to do because of the rise of powerful retail, businesses and entertainment agglomerations
that often surround the traditional urban core or suburban downtown. As you can see from
the map, Glen Ellyn’s Downtown is surrounded by powerful retail agglomerations.
Slide 4
Consistent with the supply identified on the map, even within the smaller primary market
area of Glen Ellyn and Wheaton, more retail space exists than retail demand attributable
to the households within the market area. This suggests retail competition will be intense
and explains the pick up in store vacancies and turnover.
Slide 5
The office market is also tough. The East West corridor, of which Glen Ellyn is a very
small part, has over 40 million square feet of office space and a vacancy rate of over 20
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percent. Excluding Downtown, about 22 percent or 115,000 square feet of space is vacant
out of 532,000 square feet. Downtown has over 8,000 square feet of vacant office space.
Glen Ellyn is not an established office space location and the Downtown does not provide
significant advantages of agglomeration for major office space users. Agglomeration
advantages are factors related to critical mass or clusters of activities, services, and
amenities that benefit all companies without costing the companies extra dollars.
Slide 6
Despite the current housing market downturn, the underlying demand determinants
summarized on the residential demand slide suggest that even if Downtown captures a
small share of forecast housing demand from older and younger, smaller-sized
households in the next five years, considerably more housing could be added than has
been created in the past –up to 1,900 units in Glen Ellyn and Wheaton.
Slide 7
Given the conditions that apply, attempts to maintain the status quo by merely preserving
or reproducing yesterday’s physical environment won’t work. This is because consumer
priorities and technology and institutions operating in today’s economy are very different
than those in the past. A great downtown presents a coherent blending of old and new, a
distinctive sense of character and of place. Cincinnati, the town of my birth, has
unfortunately provided some good examples of wasting resources and concurrently
missing future opportunities by attempting to recreate the past and therefore avoid
changes that would better serve the future. Two examples include:
•

In the 1980s and 1990s, just as department stores started on their market-sharelosing declines as retail magnets, Cincinnati heavily subsidized department stores to
remain in a downtown that today continues to struggle. On Saturday one can park
downtown all day for $1.

•

While it differs in type of use from Cincinnati’s subsidization and allocation of key
locations to department stores, Cincinnati also made a key mistake in the when it
stopped the market from rebuilding the “Over the Rhine” district for fear that
gentrification would harm the poor. One major effect of this decision was the exodus
of the middle class and businesses from Downtown Cincinnati to the surrounding
suburban municipalities.

Slide 8
What has not changed about cities and their downtowns is the palette of uses they can
contain. The Greeks coined the word “civilization” to define what cities can produce, as
they provide interacting:
•
•
•
•
•
•
•

Markets
Productivity-enhancing work places
Administrative public functionaries
Cultural and recreational gathering places and events
Housing
Transportation and communication links to residents and visitors
Safety
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Slide 9
While the palette of what goes into urban places or cities has not changed, the sequence
or timing of what comes first into a successful suburban downtown has changed. Today,
building and filling offices is not the first step in the building sequence that will create a
revitalized Downtown. Office uses will be more likely to be attracted and thrive after the
establishment of food, service, entertainment, and recreational uses which are supported
by residents and visitors. Despite the current national housing downturn, more higher-end
housing is a key element of the enhancement of the Downtown.
Slide 10
An image that should have resonance in particular with property owners and developers
in the room is of the Marquis De Lafayette in the beginning of the French Revolution
having a drink in a Paris café. When some one dashed in the café shouting, “where is the
mob going?” Lafayette replied, “I don’t know, but I must get there first because I am their
leader. Lafayatte’s goal of FOLLOWING FROM THE FRONT, is what successful
downtown property owners and developers and businesses do. They must understand
and anticipate and serve the preferences and needs of demanding customers.
Municipalities help them to do this.
Slide 11 and Slide 12
What will equip the downtown to be sustainable, or in other words, what are the strategic
implementation actions for long term viability? By sustainable, we mean a downtown that
can economically support its own maintenance and updating. Only an economically- and
socially-healthy downtown can afford to pay for the maintenance of its functional real
estate and the updating or replacement of its obsolete buildings and development
patterns.
The primary building blocks of a sustainable downtown are the creation of residential,
shopping, working and recreating clusters made up of built space that is designed, used,
and most importantly, linked so as to encourage positive spillover between the clusters. I
cannot over-emphasize the importance of linkage – the more spread out the uses, the
more difficult it is to take advantage of the potential spillover effects, and therefore
achieve longer term sustainability.
Good design, which encourages positive spillover between uses and structures, is of
course a critical part of any reinvention effort. The strategic master plan should provide a
framework for creating user- and visitor-friendly environments while offering the
experiential attractions and convenience of mixed-use activity centers.
Slide 13
The results of our study indicate advantages to build upon include the geographic
centrality of the Downtown to affluent residential neighborhoods. The Downtown includes
a Metra station, which increases accessibility and stimulates demand for goods and
services. The DuPage Medical Group serves as an anchor and stimulates visitation and
demand for goods and services. The Downtown also includes a growing base of eating
and drinking places, a grocery store that generates frequent visitation and a base of
specialty stores with loyal customers due to their unique products and superior service.
Slide 14
The interviews we conducted, field research, and analysis of secondary data suggest
some disadvantages apply to Downtown.
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The primary disadvantages for the Downtown include that the Downtown lacks a
concentration of major office space users and a large base of market rate residential
units. The Downtown lacks a critical mass of retail, cultural, and other attractions that
encourage multi-purpose trips. It is perceived to be disjointed with a north-south division
because of the presence of the Union Pacific West train line. Some building space is
obsolete and poor streetscape conditions apply to some locations. The perception of a
parking shortage is another constraint. The parking consultant will address this in more
detail, but one factor contributing to the perception is that the Downtown is not well-linked
together with active and interesting street fronts and therefore visitors are less willing to
walk more than short distances, or to multiple destinations.
Slide 15
Retaining and attracting unique eating and drinking, retail and cultural, and recreational
uses in a mixed-use environment represents the primary market challenge. From a
consumer’s perspective, a successful downtown serves as an anti-mall agglomeration.
Given the strong and large supply competition, making the Downtown more exciting and
attractive is the primary goal. The basic building block of eating and drinking places
should be augmented with the retention and enhancement of existing entertainment and
recreational-oriented uses and attraction of new uses. The mixed-use aspect includes
housing, the occupants of which increase the demand for goods and services and
represents sources of labor for office uses. Given the highly competitive retail and office
markets impacting Downtown, it is important to focus on nurturing and embracing the
existing businesses and incubating new businesses. If the leaders of the Village wish to
sustain a successful Downtown with the jobs, income, tax revenues, prestige and status
they bring, you must remember the picture of the 82-year-old rich man questioning his 22year-old chorus girl bride, “honey, if I lost all my money, would you still love me?” The
chorus girl replied, “of course, I would still love you. I would miss you, but I would still love
you.” Capital investment flows to where it is rewarded and the businesses and middle
and upper income households to where they are encouraged and nurtured. If they are not
embraced, they will move elsewhere.
We’ve talked with officials of the College of DuPage and they are enthusiastic about and
receptive to increasing connections and activities in the Downtown. Examples of
opportunities for greater engagement include creating a branch of the College’s Business
and Professional Institute in the Downtown to provide business services, including videoconferencing facilities; relocating the Global Art Film Festival to the Glen Art Theater, and
more music, theatre, and speaking events in venues Downtown. As another example, the
College’s Culinary Market could participate in future Taste of Glen Ellyn events.
Until more people are brought Downtown more often, the demand growth needed to
motivate and support improvements to property and business expansion can be expected
to be challenging. This suggests the importance of understanding the real estate
economics that apply to development, redevelopment, and other enhancement options. A
much stronger emphasis needs to be placed on bringing more frequent and more exciting
events and programs Downtown, and these events need to be well-coordinated with the
Downtown business community – and on the understanding that businesses stay open for
these events. We recommend a band shell or performance venue be established and
that this be coordinated with programming support from the College of DuPage.
Parking improvements is a key change desired by visitors to the Downtown and
merchants. Effective parking policies must strike an appropriate balance between
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convenient parking, and the maintenance of a relatively dense urban fabric that makes
Downtown unique while recognizing the impact parking has on development feasibility.
To encourage the establishment of a critical mass of restaurants and other attractions, it
would be appropriate for the Village to facilitate the provision of extra parking. But parking
uses should be designed to not create spatial disconnects or disrupt linkages and
pedestrian flow between uses. Avoiding the creation of dead space is key.
The Downtown would benefit from a wayfaring or wayfinding system that better capitalizes
upon and levers the geographic centrality and proximity to commercial corridors. We
recommend the design and installation of an exciting way faring and signing system that
can lever the high volume traffic on Roosevelt Road and North Avenue and presence of
the Metra station to generate more visitation. Consider having a design competition for
gateway artworks that attract people from the commercial corridors. Improved directional
and tenant directory type signage is also needed.
The Union Pacific/Metra Line and associated parking lots create spatial discontinuities
that separate active uses, constrain linkages, and impede pedestrian movement between
the north and south parts of the Downtown. The Downtown currently lacks an exciting,
iconic central gathering place. We recommend that a location for an iconic central
gathering place with a signature sculpture be identified and programmed, ideally as part of
the creation of a greenway that transforms the swath of the Union Pacific/Metra and
parking lot corridor so as to improve the physical environment and augment linkages
within the Downtown and to the Illinois Prairie Path.
The creation of an iconic central gathering place and greenway accompanied by
significantly improved and more frequent Downtown programming will improve the appeal
of Downtown as a residential location. Sites for housing development should be identified
and integrated with the greenway and gathering place. Again, more households will help
support the restaurant, retail, entertainment and cultural uses that will make the
Downtown more successful.
It may help to grant variances to height and bulk restriction for projects whose designs not
only meet aesthetic standards but also improve linkages.
The DAC members asked questions of Mr. Gruen after his presentation. Outside of several
members expressing some concerns over the “iconic greenspace”, the members didn’t question
the content of the report; however, they just wanted make sure they understood its conclusions and
recommendations. The discussion – and question and answer – session that followed Mr. Gruen’s
presentation included the following:
o
o
o

o

Mr. Anderson summarized the Market Analysis as stating that it appears that
residential is the “best bet” for the future of the Downtown.
Greenspace, signage, and wayfinding are elements that will make the Downtown a
desirable place to live.
The DAC needs to think through what the community might have “knee-jerk”
reactions to. For example, the high rise condos that create “canyons” in the
Downtown might also be the Downtown’s salvation.
Developers need to be involved early in the process. How do rental rates impact the
feasibility and success of a project? In addition, how developments impact the
Village’s tax base needs to be considered and understood.
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o

o
o
o
o
o

o
o

o

o

o

o
o

o

o

o

The Village has sent too many negative signals to the development community, and
they have made developers gun-shy. The relationship between the Village and the
development community is amenable along Roosevelt, but not in the Downtown.
The Downtown cannot compete with malls; therefore, the Downtown needs to be a
destination.
The affluent have choices, and they like iconic spaces.
Millennium Park in Downtown Chicago has transformed the East Loop.
Would like to find a way to get sales tax from internet sales at point of purchase (i.e.
in Glen Ellyn).
Ms. Dykstra expressed a concern that the Downtown wasn’t big enough to handle
additional residential units. Mr. Gruen replied that there is plenty of – possibly too
much – space for retail in the Downtown. The 1,900 dwelling units identified in the
report would be built over time in the Glen Ellyn and Wheaton market area, and a few
hundred of these should be in Downtown Glen Ellyn. The units would be sized to
appeal to young professionals and empty-nesters.
The Downtown needs immediate action in addition to the long-term actions.
Mr. Dickie described the idea of constructing an iconic gathering space as a “chicken
and egg” concept (i.e. build it now or build it later). It will be more than a “green”; it
will be a focus for the Downtown Strategic Plan.
Naperville’s Riverwalk is a beautiful example of a vibrant and active greenspace. It
was also mentioned that it is difficult to find a parking space in Downtown Naperville –
even with all of its parking decks.
According to Mr. Gruen, the economy is at the bottom of a business cycle and the
DAC needs to look beyond next year for the Downtown. Things tend to take a lot
longer to achieve than what is anticipated.
Ms. Allison stated that outside of expressing some concerns over the “iconic
greenspace”, the DAC didn’t object to the contents of the Market Analysis. The
ombudsman idea is intriguing.
Ms. Riebock mentioned that some people love to walk and come to the Downtown.
Ms. Pekny stated she likes the greenspace idea but is also concerned about the
businesses that could be directly impacted by a location directly across the street
from the Civic Center. She understands that the Village would need to purchase
those properties. She likes the idea of outdoor concerts and activities for children.
The thought of moving the fire station is interesting. The Village is starting to listen to
the community, and she thinks it dates back to the creation of the Downtown Glen
Ellyn Alliance.
Mr. Meyers makes frequent trips to Mexico and he sees town squares every night;
therefore, he supports the idea of an iconic greenspace. He does have concerns
over the location and costs associated with making the greenspace a reality, in
addition to making it a nucleus for the Downtown. Mr. Gruen responded that
greenspace costs needs to be associated with sources of revenue. The vision needs
to be realistic. Sources of revenue include private donations and development.
Mr. Melady is skeptical regarding the iconic greenspace. Although not in the
Downtown, he first thought of Lake Ellyn Park when the idea of “iconic greenspace”
was first mentioned. He needs more details before he becomes more enthusiastic
about the idea for the Downtown.
Mr. Loftus stated he felt the design of the redevelopment in the Downtown is fair to
mediocre. Volunteer Park is seldom used. He would like to see “pedigree” design in
the Downtown Glen Ellyn, the quality of such development can be found in
Millennium Park and Michigan Avenue in Downtown Chicago.
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o
o

o
o

o
o

o

o

Mr. Kelley supports the ideas of a Downtown icon and beautification. The ideas of
the final plan need to be prioritized.
Ms. Kaczmarek stated that she spends 10-15 minutes in Prairie Path Park every day.
One needs to look both ways when crossing the Illinois Prairie Path. She can never
sit in the gazebo because it is full. Glen Ellyn is a big dog community.
Mr. Hamer is in support of the iconic greenspace; however, he has a concern with
how it is made a reality. The Village needs a good venue for the arts, etc.
Ms. Allison asked about meeting with school students at the end of May. Mr. Louthen
replied that the TBS Team tried to work with a small group of students from the
middle, junior high, and high schools; however, the end of the year school activities
for each of the schools didn’t cooperate with the attempt to organize a student event.
Downtown residents have been involved in the public participation process to-date.
There was an expressed need to increase services for the seniors in the Downtown.
Mr. Gruen stated that seniors are more active and in better health than seniors of the
past, and the activities need to cater to the lifestyles of the more active seniors also.
Ms. Kaczmarek asked if any surprises were found while preparing the Market
Analysis. Mr. Gruen stated that, although Ms. Hulseberg has made great efforts in
improving the development review process, he still found an unusual level of
concurrence among the development community over how difficult it was to do
business with the Village (i.e. obtaining building permits); therefore, he had to make
recommendations he’s never made before, such as an “ombudsman” to serve as the
“middleman” between the Village and the development community. Ms. Hulseberg
added that, in her tenure, the Planning and Development Department has been
working hard to shorten the development review timeline, and the Department is open
to more ideas to make the review process go more smoothly.
Mr. Gruen mentioned that, in general, developers are OK with onerous regulations as
long as things are predictable, and suggested that the report identify the changes the
Department of Planning and Development have made to the building permit and
commission review process to clear-up some historical misperceptions.

The DAC was asked to forward any comments regarding tonight’s meeting packet to Ms.
Hulseberg by Friday, August 8, 2008.
Mr. Louthen stated that the next DAC Meeting will be held in early September, and the members
will receive a packet of information prior to that meeting as they did prior to this meeting. The DAC
will be asked to provide questions, comments, and corrections prior to the meeting, to ensure all
topics are adequately addressed so the TBS Team can develop “bubble diagram” concept plans
during the month of September.
5. Overview of Next Meeting
The next DAC meeting will include discussion on land use, public policy, physical conditions,
circulation and transportation, and civic spaces and events. The DAC agenda and meeting packet
will be mailed out at least one week prior to the meeting, preliminarily scheduled for 7:00 p.m. on
Wednesday, September 3, 2008.
It was requested that the DAC members provide their questions and comments to Staci Hulseberg
prior to the next meeting so that the items can be incorporated into the presentation and discussion
outline at the meeting. More information will be provided in the upcoming memo to the DAC.
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6. Adjourn
Pat Melady moved to adjourn the DAC meeting at 9:15 p.m. Motion was seconded by Tim Loftus
and passed unanimously.
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Downtown Strategic Plan

Downtown Advisory Committee – Meeting Minutes
Village of Glen Ellyn, Illinois
September 3, 2008

Agenda
1. Roll call and agenda review.
2. Adoption of August 4, 2008, meeting minutes.
3. Task 1 Review and Discussion
a. Land Use
b. Public Policy
c. Physical Conditions
d. Circulation and Transportation
e. Civic Spaces and Events
4. Goals and Objectives
5. Overview of Next DAC Meeting
6. Adjourn

Overview
The Downtown Advisory Committee (DAC) held its third meeting on September 3, 2008, at 7:00 p.m. in the
Galligan Board Room on the 3rd Floor of the Glen Ellyn Civic Center.
DAC Members in Attendance
Rinda Allison, Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Beth Howley, Go Downtown!
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
Jennifer Shannon, Downtown Restaurant and Property Owner
DAC Members Unable to Attend
Scott Hamer, Chamber of Commerce
Jean Kaczmarek, Resident at Large
Others in Attendance
Steve Jones, Village Manager
Staci Hulseberg, AICP, Planning and Development Director
Michele Stegall, AICP, Village Planner
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Jim Louthen, ASLA, President, Town Builder Studios
Carrie Haberstich, AICP, Senior Planner, Town Builder Studios
In addition to the narrative, please refer to the following document with the presentation slides:


GLN 080903 DAC – TBS – COLOR

1. Roll Call and Agenda Review
The meeting began with an introduction of the Town Builder Studios (TBS) Team, followed by each
DAC member stating their name. Rinda Allison, Chairperson, thanked the TBS Team for getting
the informational packet out in advance of the meeting, and requested an even earlier distribution
prior to the next DAC meeting.
2. Adoption of August 4, 2008, Meeting Minutes
Rinda Allison requested that “palette” replace the word “pallet” in the draft minutes. Pat Melady
moved to approve the August 4, 2008, DAC meeting minutes with the friendly amendment. Motion
was seconded by Jim Meyers and passed unanimously.
3. Task 1 Review and Discussion
The “Circulation and Transportation” item was addressed first, followed by the other four sections
listed in order on the agenda. The goal of this segment of the DAC Meeting is to focus on the “big
issues”, with the “technical corrections” issues to be submitted by the DAC to the TBS Team by
Wednesday, September 10, 2008, via email, fax, or mail.
Circulation and Transportation
During the public involvement session, the sentiment regarding Downtown parking was loud and
clear: “If there isn’t a parking problem, there is at least a perception of a parking problem”.
The private off-street parking lots provide a challenge to the limitations associated with the
Downtown parking supply, in that they provide parking for employees and customers specific to
that property, but they don’t provide parking for the general public. If someone wants to visit
multiple locations, these lots are off-limits.
Sandy Moore mentioned that some employees park in the stalls identified as “general public
parking”. After some additional discussion with other DAC members and the TBS Team, it was
determined that the TBS Team will work with the EDC on attempting to understand how many
employees each Downtown business has, to establish a more thorough understanding of the
merchant parking demands.
Beth Howley observed that there are fewer than 250 public parking stalls in the core Downtown
area. Pat Melady stated that there are some stalls available after 11:00 a.m. in the
Main/Pennsylvania lot. Eighteen stalls in this lot are not enough for a driver to consider an attempt
to find a spot and likely would look elsewhere.
The parking occupancies identified in the two-page parking matrix in the report may be misleading,
since there are several large vacant tenant spaces in the Downtown that – when occupied – would
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increase the demand for parking. Jim Louthen asked the DAC to look at the “Parking Inventory
Matrix” more closely, and provide any additional thoughts to the TBS Team in the coming week.
Dan Anderson mentioned that an issue associated with Downtown parking is that people want to
park on the side of the railroad tracks where they intend to eat or shop. Beth Howley added that
the parking analysis should be further broken down into a comparison of how each general public
parking lot would be realistically used by shoppers. In addition, another DAC member stated that
everyone needs to keep in mind that the counts were completed during ideal weather conditions,
and inclement weather impacts the parking trends in the Downtown.
The number of trains passing through the Downtown is estimated by the Fire Chief at 180 per day,
not the 200-plus trains mentioned in the section of the report reviewed at the August 4, 2008, DAC
meeting (the Metra trains were counted twice). Carrie Haberstich stated that the Fire Chief’s
estimate was utilized since the Union Pacific Railroad (UPRR) representative was unwilling to
share an average freight train count, citing national security concerns. The frequency and length of
trains are expected to increase over the next 20 years. Pat Melady mentioned that, at the time
railroad right-of-way was purchased by UPRR, the tonnage passing through the Downtown
increased by 600% and the number of trains passing through the Downtown increased to 66 trains
per day.
Linda Dykstra wasn’t sure a parking structure was going to solve the Downtown’s parking problems
if shoppers are unwilling to walk very far between their cars and their destinations.
Tim Loftus mentioned that additional parking demand needs to be considered with the outcome of
the preferred Downtown Strategic Plan.
Jim Louthen provided a primer on parking structures. Lot characteristics (size, topography, etc.),
economics, and management issues are all factors in making a parking structure a reality and
ensuring it’s properly maintained. Walker Parking Consultants will be an asset in understanding
these factors as the concept plans and preferred plan are considered for refinement and adoption.
Below-grade parking is generally $30-32,000/stall and above-grade parking is generally $2128,000/stall, not including the cost of land. A current trend is constructing a pre-cast concrete,
above-grade structure, and wrapping it with retail and residential uses, limiting the potential
negative impacts of the structure’s features on the streetscape.
Looking to how other communities planned for and financed their parking structures will be
addressed during the implementation phase of the Downtown Strategic Plan process. The number
of parking structures, if deemed necessary for the success of the Downtown, will be determined
during the concept and preferred plan phases.
When discussing one- and two-way traffic patterns, it was pointed out that the one-way loop
around a core Downtown block only passes by one, 12-stall public parking lot. Dan Anderson
added that the horse trough at the intersection of Crescent Boulevard and Main Street is not in its
original location, and he has a historic photo that shows two-way traffic on Main Street with angled
parking on both sides of the street. It was mentioned that the DAC needs to consider how much
the community values sidewalks to understand how wide they need to be.
Tim Loftus asked if Main Street could handle 20,000 vehicles per day. Jim Louthen replied that the
20,000 vehicles per day is a factor in the chain store site-selection process, and the Market
Analysis did not recommend recruiting chain stores for the Downtown; therefore, it would not be a
goal to achieve such a traffic volume.
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Beth Howley has been envisioning what she would like to see in the community and is very excited
about the idea of having Downtown gateways at Stacy’s Corners and Roosevelt Road, and having
special markers and other features along Main Street from these streets leading up and through
the Downtown. Jim Louthen added that her idea could be taken one step further, and the land
uses and building configurations at these gateway intersections could play a role in making the
gateway a noticeable feature along Roosevelt and St. Charles/Geneva Roads. It was mentioned
that, although the existing gateway markers are attractive, they are not very visible to the traveling
public.
Carrie Haberstich summarized the 1971 Transportation and Circulation Plan for Glen Ellyn, Illinois.
The recommendations included a pedestrian-only zone on Main Street between Hillside and
Pennsylvania Avenues, at-grade railroad crossings at Glenwood and Forest Avenues, a railroad
overpass at Lorraine Road/Western Avenue, and a railroad underpass at Park Boulevard. The atgrade crossings would not be approved in this day and age.
Depot improvements and/or relocations would require a partnership with Metra, and include
discussions regarding platforms, gate cycles, and Main Street and Park Boulevard crossing issues.
An example of a train station incorporated with a parking structure and mixed-use development is
located in Woodstock, Illinois.
Land Use
The recommended land uses will be strongly tied to the Market Analysis recommendations
prepared by Gruen Gruen + Associates.
A discussion of density included a maximum of 17 dwelling units per acre in the “R-4” Residential
District (found on the periphery of the Downtown study area and in other locations throughout the
Village); a minimum of 20 dwelling units per acre to support more transit use and reduce
automobile use; and the DAC and Village needing to identify what building size, bulk, and mass
they are comfortable with, then determining what development intensity can be accommodated in
the Downtown buildings.
Several DAC members are uncomfortable with the idea of the “iconic greenspace”. Rinda Allison
saw nice small squares in the downtowns of various communities along the way to New
Hampshire, but not “mini-Millennium Parks”. The other uses mentioned in the summary are OK,
including the accessory dwelling unit concept. Sandy Moore mentioned that she could envision
something the scale of Downtown Elmhurst’s plaza (at the northeast corner of North York Street
and East Schiller Street) in Glen Ellyn’s Downtown, but not a large space. Pat Melady added that
he felt the buildings along the north side of Duane Street should have a second storefront facing
the Illinois Prairie Path too.
In regards to the “iconic greenspace”, Jim Louthen stated that he disagrees with these DAC
members. One of the charges for this plan is to have Downtown Glen Ellyn “out-compete”
surrounding communities for visitors and shoppers, and the western suburbs are beginning to look
alike. People want more Jazz Fest-type events. Landscape can be a powerful tool, and maybe
the greenspace could be a well-adorned boulevard system. He stated that the TBS Team will look
nationally and possibly internationally for precedents to consider for the Downtown. Tinley Park is
moving forward on its “mini-Millennium Park” above a public parking structure in its downtown,
even in these economic times. The DAC needs to consider elements that will attract people from a
large population base, and ensure that any greenspace is “stellar” and “well-done”. The
streetscape can accentuate the greenspace. He asked that the DAC be sympathetic to the idea
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and consider how it could make a difference to the community from an economic development
perspective as the concept and preferred plans evolve.
Jim Meyers asked that year-round lighting be discussed at the next DAC meeting.
Public Policy
Dan Anderson recommended that the purpose statement of the Zoning Code should be expanded.
Michele Stegall mentioned the purpose statement also includes the intent of each zoning district,
which may address his request. Staci Hulseberg added it can be added to their ongoing list of
future Zoning Code amendments, and a public hearing would be required to make any
amendments to the purpose statement, and it was recommended that the DAC consider this issue
later on during the plan implementation phase of the planning process.
Physical Conditions
It was requested that lighting be included in the background narrative.
The Fire Station property was donated to the Village for public purposes. According to Staci
Hulseberg, the documentation recording this restriction was found approximately three years ago
at DuPage County. This restriction could be removed from the property with permission from the
descendents if the Downtown Strategic Plan would call for other uses at this location. If no
descendents are found, a court document can be filed.
Civic Events and Spaces
According to Beth Howley, a renovated theater (“Raue Center for the Arts”) in Crystal Lake, Illinois,
could be a good precedent for the Glen Art Theatre. It shows movies, but it also accommodates
the performing arts for theater performances and plays. It is used all week. Jim Louthen
mentioned a relationship needs to be forged with the theater representatives. The DAC members
stated that there may be as many as three representatives: the property owner, the theater owner,
and the sublessee. Licensing issues, such as ensuring movies are shown on
Fridays/Saturdays/Sundays, and ensuring the Theatre owners generate a profit, need to be taken
into consideration when discussing the future of the Theatre.
Anderson’s Bookshop is always looking for space for events, and maybe The Bookstore on Main
Street could be interested in expanding their events too.
4. Goals and Objectives
The goals and objectives for the Downtown Strategic Plan will evolve as the planning process
moves forward, and will build upon and/or refine the preliminary goals and objectives listed below.
The TBS Team will prepare a more extensive list that will coordinate with the “bubble diagram”
concept plans for the next DAC meeting.
Short-term successes and long-term strategies will be identified during the implementation phase
of the planning process.
Define
 Define what constitutes “success”.
 Define what a good retail mix is.
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Attract
 Draw residents Downtown and make it “cool” enough to draw people from elsewhere;
make the Downtown a destination.
 Make the Downtown a place where restaurants and stores want to be; where Glen Ellyn is
being sought out.
 Don’t lease tenant spaces to “just anyone”.
Retain
 Keep the businesses we have, reduce turnover.
 Ensure a friendly retailer environment.
Share


Make people want to share with one another.

Coordinate
 Coordinate with all groups/organizations/Village/Chamber/EDC and create a plan that
everyone supports.
 Make it easier for businesses to open; eliminate roadblocks.
Create






Create incentives for businesses.
Make a parking system that works.
Create a “buzz” and a “bustling” Downtown.
Establish better standards for property improvement and maintenance.
Provide signage and wayfinding.

Maximize
 Maximize current assets such as the theater.
5. Overview of Next DAC Meeting
Subject to discussion with Village staff, the next meeting will occur on a Wednesday in mid- or lateOctober. Preliminary “Bubble Diagram” Concept Plans will be presented to the DAC in a charettelike atmosphere. Also, a review of updated goals and objectives will occur.
The DAC requested that the public Town Hall Meeting be scheduled prior to Thanksgiving and the
busy holiday season.
6. Adjourn
Jim Meyers moved to adjourn the DAC meeting at 9:40 p.m. Motion was seconded by Sandy
Moore and passed unanimously.
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Downtown Advisory Committee – Meeting Minutes
Village of Glen Ellyn, Illinois
October 15, 2008

Agenda
1.
2.
3.
4.
5.

Roll call and agenda review.
Adoption of September 3, 2008, meeting minutes.
Review and Discussion of the Bubble Diagram Concept Plans
Overview of Next DAC Meeting
Adjourn

Overview
The Downtown Advisory Committee (DAC) held its fourth meeting on October 15, 2008, at 7:00 p.m. in the
Galligan Board Room on the 3rd Floor of the Glen Ellyn Civic Center.
DAC Members in Attendance
Rinda Allison, Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Scott Hamer, Chamber of Commerce
Beth Howley, Go Downtown!
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
Jennifer Shannon, Downtown Restaurant and Property Owner
DAC Members Unable to Attend
None
Others in Attendance
Steve Jones, Village Manager
Staci Hulseberg, AICP,
Planning and Development Director
Michele Stegall, AICP, Village Planner
Joe Caracci, Director of Public Works
Phil Norton, Police Chief

Pete Ladesic, Trustee
Jim Louthen, ASLA, President,
Town Builder Studios
Carrie Haberstich, AICP, Senior Planner,
Town Builder Studios
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1. Roll Call and Agenda Review
The meeting began with an introduction of the Town Builder Studios (TBS) Team, followed by each
DAC member stating their name. Pat Melady, Acting Chairperson, thanked the Village staff and
the TBS Team for distributing the informational packet in advance of the meeting.
2. Adoption of September 3, 2008, Meeting Minutes
Dan Anderson moved to approve the September 3, 2008, DAC meeting minutes. Motion was
seconded by Jim Meyers and passed unanimously.
3. Review and Discussion of the Bubble Diagram Concept Plans
Mr. Melady began the meeting by quoting Daniel Burnham. “‘Make no little plans, they have no
magic to stir men’s blood. … Make big plans, aim high in hope and work.’” Melady continued by
stating that he felt that both concept plans prepared by the TBS Team met Burnham’s objective,
and represents a renaissance for Glen Ellyn’s Downtown.
Jim Louthen gave a preview of the meeting outline. The Downtown Advisory Committee’s (DAC’s)
role for the evening was to listen to the presentation, discuss the plans, and then identify any “fatal
flaws” in the planning concepts that need to be changed prior to public review. Mr. Louthen
continued by presenting the two bubble diagram concept plans prepared by the Town Builder
Studios (TBS) Team.
Both plans are intentionally bold. Keep in mind that Downtown Glen Ellyn experienced a huge
transformation and building boom in the 1920s. At this point in the planning process, it is important
to dream big, think about what is best for the Downtown and the community, and not worry about
how it will become a reality. Plan implementation is considered later in the planning process.
“The Glen” concept exemplifies the Village’s namesake by creating a greenway through the valley
of the Downtown, along the railroad tracks. The Glen Ellyn Train Station is located at the
intersection of Crescent Boulevard and Forest Avenue, and is at the center of activity for the
Downtown. Parking structures are located nearby, north and south of the tracks, on the east side
of Main Street. A plaza for Downtown visitors to gather is located to the south of the northern
parking structure. Other features include a looped path that connects the train station to Lake Ellyn
and the Glen Ellyn Public Library, a pedestrian underpass near the train station and a College of
DuPage satellite campus near the Civic Center.
The “Main Street” concept reinforces the existing development orientation along Main Street
between Anthony Street and Hillside Avenue. The Glen Ellyn Train Station is relocated to the
southwest corner of Main Street and Crescent Boulevard. The center of activity is along Main
Street. Parking structures are located near the new train station and near the existing
concentration of Downtown restaurants in the South Main and St. Petronille parking lots. An
outdoor marketplace is located on the existing South Main parking lot also. Other features include
an urban plaza near the intersection of Main Street and the railroad tracks, a six-acre residential
redevelopment near the intersection of Crescent Boulevard and Glenwood Avenue, a new mixeduse development replaces a relocated Fire Station, and a Civic, Leadership, and Learning Center
transforms the current Civic Center.
Both schemes convert all one-way streets to two-way traffic patterns.
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Dan Anderson began the question and answer session by stating that he thought both plans were
exciting. He felt that the implementation of the plans had different implications. Components of
each plan need to be scrutinized for implementation issues such as cost and private versus public
ownership.
Mr. Louthen stated that those are valid issues that will be considered later on in the planning
process, and asked the DAC members to use their intuition regarding these aforementioned issues
tonight.
Scott Hamer stated that it seemed like one option implied “knock it down and start over” and the
other one keeps more existing elements in place. In response to Mr. Hamer’s statement, Mr.
Louthen stated that the colors on the map don’t represent the “knock down and start over” concept
and the gray colors on the map don’t mean “ignore”.
Mr. Melady stated the six-acre redevelopment concept may or may not receive support from him.
If the Crescent Boulevard and Glenwood Avenue area is closed off, he could not support the Glen
Ellyn Train Station relocation, primarily for congestion reasons.
Tim Loftus asked what “Glen-Oriented Development” meant. Mr. Louthen stated that it meant that
the primary façade of a building should face the greenway, and not that the properties should be
redeveloped.
Ann Riebock asked if different aspects of each plan could be combined into the preferred plan. Mr.
Louthen replied that in all likelihood, the more popular concept would be used as the base for the
preferred plan and elements from the other concepts would be incorporated into the plan.
Sandy Moore stated that, if both of the parking structures are on the west side of Main Street, it’s
not a perfect solution.
Several DAC members expressed the desire to have a pedestrian underpass regardless of which
concept plan is chosen.
After this initial discussion, Mr. Louthen requested that each DAC member identify their three
favorite and three least favorite ideas contained within “The Glen” and “Main Street” concepts, then
pick up three blue map pins and three red map pins and stick them into the map in the locations of
their most-liked and most-disliked ideas. Blue represents “like” and red represents “dislike”. The
following is the general outcome of this exercise:
“The Glen”




The liked elements were: the greenway, the Forest Avenue – North parking
structure and associated pedestrian plaza, the Glen Ellyn Train Station
location, the Glen Ellyn Public Library greenspace, the Illinois Prairie Path,
the pedestrian underpass at the train station, the Crescent/Glenwood
parking lot redevelopment, the South Main and St. Petronille parking lot
redevelopment, the Civic Center, the College of DuPage satellite campus,
and the connection to Lake Ellyn.
The disliked elements were: the current Fire Station location at the
northwest corner of Main Street and Pennsylvania Avenue, the Forest
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Avenue – South parking structure, and the Glen-Oriented Retail1 concept at
the northeast corner of Duane Street and Forest Avenue.
There were no mixed opinions on any of the elements contained within this
concept.

“Main Street”





The liked elements were: the Main Street gateways at Anthony Street and
Hillside Avenue, and the Civic, Leadership, and Learning Center in the Civic
Center.
The disliked elements were: the relocated Glen Ellyn Train Station at the
southwest corner of Main Street and Crescent Boulevard, the parking
structure on the north side of Crescent Boulevard between Main Street and
Glenwood Avenue, the six-acre redevelopment site that closes public
access to Crescent Boulevard and Glenwood Avenue, the lack of
greenspace at the Glen Ellyn Public Library, and the outbound Forest
Avenue driveway access between the Train B and Train D parking lots.
The DAC members were divided on the relocation of the McChesney and
Miller Grocery and Market to the existing Fire Station property at the
northwest corner of Main Street and Pennsylvania Avenue.

Beth Howley stated that she likes the greenway because the train tracks are not surrounded by
asphalt and it should make the Downtown look bigger. She is not sure if Main Street can handle
outdoor cafes, but she does want to see outdoor dining. Elements of “The Glen” she likes is the
potential of branding/marketing of the greenway concept, the cross-axis of Main Street and the
railroad tracks, and the train station in its current location. The primary element of the “Main
Street” concept she likes is the parking structure in the South Main/St. Petronille lot. All aspects of
parking structures need to be carefully thought out.
Mr. Anderson stated that his first reaction to the plan concepts is that “Main Street” is more for
retail and “The Glen” is more for making the Downtown a destination. Success needs to be
defined to make the plan successful. Does “success” equate to more retail? Does “success”
equate to being able to walk around and experience the Downtown?
Ms. Moore agreed with Mr. Anderson, but she does like the overall concept of “The Glen” best
since it portrays a sense of community.
Jessica Pekny stated that both plans improve the Downtown area; however, the “Main Street”
concept may make the business owners without storefronts facing Main Street feel like they are
second class.
Ms. Riebock likes the partnership with the College of DuPage and the McChesney and Miller
relocation.
Ms. Howley stated that McChesney and Miller might need to be “rebranded” to become more of a
gourmet grocery store or focus more on the quality meat component of their business.
1

Glen-Oriented Retail (GOR) is retail that has multiple storefronts – on facing the greenway along the railroad tracks
and the others facing public streets such as Duane Street and Main Street.
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Mr. Meyers stated that the concern with relocating McChesney and Miller is that they would likely
go from a land ownership to a lease arrangement, which may not be profitable for the business.
Police Chief Phil Norton stated that he is not pushing to have the Police Station relocated out of the
Civic Center. The Police Department does need more space, and if – for the greater good of the
Downtown and Glen Ellyn – he is willing to be relocated to a location near Roosevelt Road. He
does like the existing arrangement of people being able to visit Downtown for other reasons and
stop by the Civic Center to pay off their tickets, and for not needing a car for all police patrols.
In regards to the Fire Station relocation, Chief Norton stated that the Fire Department is a
phenomenal organization, and visibility is key to their success as a volunteer department. Any new
Fire Station location needs to be centrally-located to the Downtown.
Mr. Louthen mentioned that an alternative idea to what was represented in the two concepts, would
be to keep the Fire Station in its current location and allow for new development immediately
surrounding the station.
Rinda Allison asked if the Downtown fire ratings change if the station is relocated. Mr. Anderson
stated that relocation doesn’t need to mean “far”, and it is likely that the station would be relocated
near to where it is now. Ms. Pekny stated that maybe there could be a land swap between the
Village and another Downtown property owner.
Mr. Hamer stated he felt the “Main Street” was more of the same, and “The Glen” is as close to a
riverwalk as Glen Ellyn is going to get.
Linda Dykstra stated she likes “The Glen” because it’s unique, different, and attractive, and it
shows off nicely from the train. She also likes the Forest Avenue closure, the 1.5-mile looped path,
and that it appears that it would be easy to implement.
Rob Kelley stated that implementation is a huge factor, and “The Glen” appears to be easier to
implement. Keep in mind that there is an urgency to begin implementation after the Downtown
Strategic Plan is adopted.
Ms. Allison stated that she likes the Downtown connection to Lake Ellyn; however, she is
concerned that the retail component seems more divided and spread out. There used to be nice
trees along the Illinois Prairie Path; however, some were removed due to the curvature of the rightof-way.
Mr. Louthen stated that one or more cross-sections will need to be cut through the railroad right-ofway to illustrate appropriate planting locations. The TBS Team has been in contact with Metra and
Union Pacific Railroad regarding railroad right-of-way issues, and will contact them again if
necessary.
Ms. Howley stated that the Downtown is already locked-in on Main Street retail; therefore, changes
such as pavement materials need to be made to really get people walking around. She inquired
about a pedestrian overpass in lieu of a pedestrian underpass.
Joe Caracci, Director of Public Works, stated that ADA requirements need to be met, and that an
overpass in this location would require elevators because of the train clearances. He added that
grant money is available, but the grade separation project will still be expensive.
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Mr. Louthen stated that the underpass needs to be as bright and open as possible.
Iain Dickie felt that the underpass ramping design can work in the area of the train station.
Ms. Pekny brought up the concept of double-sided retail buildings along the railroad right-of-way.
Mr. Melady stated that he likes “The Glen” and the double-sided retail concept. In addition, he felt
that the Fire Station could be moved west of its current location to open up the corner for new
development. He pointed out that there is a chance that the parking structure on Forest Avenue
may impact the access of the new mixed-use buildings on Crescent Boulevard near Park
Boulevard.
Ms. Howley stated that Pennsylvania Avenue should be made as pedestrian-friendly as possible.
The Mews and DuPage Medical Clinic are right up to the sidewalk, and new development should
be set back to make the street feel more residential. Ms. Dykstra stated that the design intent for
both of these developments was to have an urban feel, and that the DuPage Medical property has
first floor storefronts; therefore, both buildings were pulled-up to the street.
Mr. Melady requested the burial of overhead wires.
Ms. Allison stated that she felt that “The Glen” was getting rid of Main Street; however, others may
feel that the greenway is an additional Downtown feature. The two concepts to her seem that the
choice comes down to more trees or Main Street retail.
Mr. Louthen began to summarize the DAC’s topics of discussion. In “The Glen” concept the
members have expressed a concern over the potential deficiency of parking in the southwest
quadrant of the Downtown. In the “Main Street” concept, the members have expressed that they
like the Civic, Leadership, and Learning Center, the Main Street aesthetics, and the Main Street
and Hillside Avenue gateway.
Mr. Anderson stated that a definition of “refurbish” needs to be provided.
Mr. Loftus stated that the preferred plan should keep the Main Street retail features and redevelop
around these buildings.
Ms. Moore confirmed that the one-way streets and parking details will be worked out later in the
planning process.
Mr. Louthen mentioned that the Crescent Boulevard alignment could be adjusted to gain more
sidewalk width to accommodate outdoor dining.
The next step in the planning process is to include the public in obtaining their preferences for
different aspects between the two plan concepts, and ensuring clarity on these issues before they
cast their votes. The survey will be available online 24 hours a day, and in the Civic Center during
regular business hours for those who don’t have internet access.
Mr. Louthen verified that a “fatal flaw” of the “Main Street” concept is the lack of vehicular
connections in the six-acre residential redevelopment idea to gain access to the new train station
location. Mr. Meyers stated that the Main Street Train Station is a “negative, negative, negative”
issue to him.
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Mr. Anderson stated that maybe there could be an overpass between the Crescent Boulevard
parking structure and a new train station due south of it, west of where it is currently located in the
“Main Street” concept.
All DAC members are invited and encouraged to attend the Monday, November 3, 2008, Public
Open House, to discuss the two concept plans with the general public.
Staci Hulseberg, Director of Planning and Development, stated that announcements for the
upcoming public involvement activities will be posted as an announcement slide on the Village’s
cable channel; as an article in eNews; on the Village’s official website; via direct email to the
Chamber of Commerce, Downtown Glen Ellyn Alliance, Economic Development Corporation, and
Go Downtown! organizations; on the community announcement sign on Main Street; and the Glen
Ellyn Public Library.
Ms. Hulseberg continued by saying that the requested feedback will be for the “big picture” and not
the implementation details.
Mr. Anderson stated that they need to be prepared to accept the potential negative reaction by the
community.
It was mentioned that it was important to consider snow removal and senior citizen issues in the
Downtown as part of the implementation process.
4. Overview of Next DAC Meeting
The schedule for the next few phases of the planning process are as follows:




Monday, November 3, 2008
Thursday, November 20, 2008
Tuesday, December 9, 2008

Public Open House and Presentation
DAC Meeting #5
Preferred Plan Open House

5. Adjourn
Jennifer Shannon moved to adjourn the DAC meeting at 9:15 p.m. Motion was seconded by Rob
Kelley and passed unanimously.
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Downtown Advisory Committee – Meeting Minutes
Village of Glen Ellyn, Illinois
November 20, 2008

Agenda
1. Roll call and agenda review.
2. Adoption of October 15, 2008, meeting minutes.
3. Review and Discussion of the Preferred Plan
a. Public Feedback
b. Preliminary Vision Statement
c. Preliminary Goals and Objectives
d. Preferred Plan Elements
e. Downtown Organization Options
4. Preparation for the Tuesday, December 9, 2008, Public Open House.
5. Overview of the Final DAC Meeting
6. Adjourn

Overview
The Downtown Advisory Committee (DAC) held its fifth meeting on November 20, 2008, at 7:00 p.m. in the
Galligan Board Room on the 3rd Floor of the Glen Ellyn Civic Center.
DAC Members in Attendance
Rinda Allison, Chairperson
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Scott Hamer, Chamber of Commerce
Beth Howley, Go Downtown!
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Jennifer Shannon, Downtown Restaurant and Property Owner
DAC Members Unable to Attend
Dan Anderson, Historical Society
Sandy Moore, Retail Business Owner
Ann Riebock, School District 41
Others in Attendance
Steve Jones, Village Manager
Staci Hulseberg, AICP, Planning and Development Director
Michele Stegall, AICP, Village Planner
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Timothy Armstrong, Trustee
Pete Ladesic, Trustee
Jim Louthen, ASLA, President, Town Builder Studios
Carrie Haberstich, AICP, Senior Planner, Town Builder Studios

1. Roll Call and Agenda Review
The meeting began with an introduction of the Town Builder Studios (TBS) Team, followed by each
Downtown Advisory Committee (DAC) member stating his/her name.
2. Adoption of October 15, 2008, Meeting Minutes
Jessica Pekny stated that her “second class” comment on Page 4 was reversed from her intention,
and it should read: “Jessica Pekny stated that both plans improve the Downtown area; however,
the “Main Street” concept may make the business owners without storefronts facing Main Street
feel like they are second class.” Pat Melady moved to approve the October 15, 2008, DAC
meeting minutes with Ms. Pekny’s friendly amendment. Motion was seconded by Jim Meyers and
passed unanimously.
3. Review and Discussion of the Preferred Plan
The DAC question and answer session began after Jim Louthen presented an overview of the
preferred plan.
Rinda Allison requested that “synergy”, “synergistic”, and other planning jargon be removed from
the plan materials. She continued by asking how many dwelling units exist in the Downtown today.
Carrie Haberstich replied that, based on Milton Township Assessor condominium information and
consulting team estimates of the apartment buildings, there are 427 existing dwelling units in the
Downtown.
Jim Meyers requested that the following items be mentioned in the Downtown Strategic Plan:




The 2008 economic downturn.
A sense of urgency to take action on the plan.
When construction improvements do occur, sensitivity and flexibility is necessary to
minimize disruptions to the other Downtown businesses.

A request was made of the consulting team to calculate the amount of actual open space in the
Downtown. Mr. Louthen mentioned that programming of the greenway (“Downtown Glen”) will be
considered as part of the final report.
Tim Loftus mentioned that the plan illustration doesn’t appear to have enough retail space for the
relocated businesses displaced by retail. Mr. Louthen replied that it shouldn’t be a concern, since
there are existing vacancies today. In addition, there is some flexibility inherent in a “mixed-use”
designation.
Mr. Hamer stated that if Downtown living becomes popular, more retail space may be needed. Mr.
Louthen responded that the market analysis stated that there is an oversaturation of retail space in
the primary market area of the Downtown. If necessary, some the areas illustrated as multiple
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family residential could have first floor retail along the street with residential units on the floors
above.
Mr. Meyers mentioned that a potential solution to the business relocation issue would be to make a
list of businesses to be relocated and make sure there is room for them elsewhere in the
Downtown.
Mr. Loftus requested exploring the possibility of designing the Forest Avenue parking structure with
one floor of underground parking and three floors above grade, instead of four floors above grade.
Mr. Louthen mentioned that Berwyn will be breaking ground on the construction of a new $8.5
million parking structure. The funding sources include Illinois Department of Transportation
(IDOT), Metra, and bonds.
A detailed analysis of the existing usage of the Civic Center would be necessary before converting
the Civic Center to a Civic, Leadership, and Learning Center. Mr. Loftus stated that he was OK
with relocating the Police Department. Mr. Louthen added that the plan needs to be flexible on this
issue (i.e. relocate the Police Department to the Roosevelt Road area or keep it in the
Downtown/Civic Center).
Staci Hulseberg stated that St. Petronille is open to the idea of structured parking on its property on
the west side of Glenwood Avenue.
Ms. Pekny suggested combining the Police and Fire Departments in the same Downtown location.
Ms. Allison asked about locating a parking structure on the south side of Crescent Boulevard
between Main Street and Prospect Avenue. Mr. Louthen stated that the depth of the property is
too narrow to accommodate ramps and parking. Ms. Allison added that she wasn’t so sure about
locating residential at the Glenwood/Crescent lot with all the freight trains that pass by. Mr.
Louthen stated the residential density could be tiered, with the lower density along the streets and
railroad tracks and the higher densities mid-block and away from the railroad tracks.
It was mentioned that McChesney and Miller Grocery and Market would not survive at the potential
new location north of Giesche Shoes, next to the outdoor marketplace, due to the structured
parking arrangement for their customers. Mr. Hamer mentioned that McChesney and Miller would
not just be moving, but changing the business plan. Mr. Louthen added that the Downtown
Strategic Plan cannot dictate where McChesney and Miller should be relocated to if they choose to
move from their current location.
Mr. Kelly asked if three public parking structures were necessary. Mr. Louthen replied that three
alternative locations were illustrated; however, it was anticipated that only one or two would be
constructed.
A request was made to ensure that the Village does not allow subsidized live/work units.
The alternative Downtown organizational strategy will be discussed at the next DAC meeting when
the members consider implementation strategies.
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4. Preparation for the Tuesday, December 9, 2008, Public Open House
Jim Louthen stated that since the November 3, 2008, Public Open House and Presentation was so
successful, the Tuesday, December 9, 2008, event will be held in the 2nd floor gymnasium. Rinda
Allison requested that two sets of the preferred plan display boards be prepared so participants
don’t need to crowd around one set of boards, and that the message of “businesses would be
relocated, not removed” should be repeated early and often. Mr. Louthen requested the DAC
members to attend this event if they are able, and he would like some DAC volunteers to be a part
of the presentation.
5. Overview of the Final DAC Meeting
Review and discussion of the implementation strategy and draft report will occur, followed by the
DAC making a Downtown Strategic Plan recommendation to the Village Board.
6. Adjourn
Rob Kelley moved to adjourn the DAC meeting at 9:30 p.m. Motion was seconded by Tim Loftus
and passed unanimously.
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Downtown Advisory Committee – Meeting Minutes
Village of Glen Ellyn, Illinois
February 3, 2009

Agenda
1. Roll call and agenda review.
2. Adoption of November 20, 2008, meeting minutes.
3. Overview of events and activities since last DAC meeting.
a. December 16, 2008, Village Board Meeting
b. December 17, 2008, Metra Meeting
c. January 15, 2009, Public Open House and Presentation
d. January 16-23, 2009, Public Survey
4. Review and discussion of the Implementation Strategy.
5. Overview of the Final DAC Meeting on February 10, 2009.
6. Update on the distribution of the “DAC Draft” of the Village of Glen Ellyn Downtown
Strategic Plan.
7. Adjourn

Overview
The Downtown Advisory Committee (DAC) held its sixth meeting on February 3, 2009, at 7:00 p.m. in the
Galligan Board Room on the 3rd Floor of the Glen Ellyn Civic Center.
DAC Members in Attendance
Rinda Allison, Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Beth Howley, Go Downtown!
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
DAC Members Unable to Attend
Jennifer Shannon, Downtown Restaurant and Property Owner
Jean Kaczmarek, Resident at Large
Scott Hamer, Chamber of Commerce
Others in Attendance
Steve Jones, Village Manager
Staci Hulseberg, AICP, Planning and Development Director
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Michele Stegall, AICP, Village Planner
Jim Louthen, ASLA, President, Town Builder Studios
Jan Morel, PE, Engineering and Development Manager, Town Builder Studios
Carrie Haberstich, AICP, Senior Planner, Town Builder Studios

1. Roll Call and Agenda Review
The meeting began with an introduction of the Town Builder Studios (TBS) Team, followed by each
the identification of the Downtown Advisory Committee (DAC) members in attendance.
2. Adoption of November 20, 2008, Meeting Minutes
Mr. Loftus stated that his comments in the second full paragraph on Page 3 were in reference to a
house outside of the Downtown study area. Mr. Melady moved to approve the November 20,
2008, DAC meeting minutes with the aforementioned friendly amendment. Motion was seconded
by Mr. Meyers and passed unanimously.
3. Overview of events and activities since the last DAC meeting.
Mr. Anderson wanted to clarify that he was not in attendance at the December 16, 2008, Village
Board Meeting as noted in the January 30, 2009, memo to the DAC.
Mr. Louthen began the overview by asking how many DAC members were in attendance at the
January 15, 2009, Public Open House and Presentation. Eight members indicated they were in
attendance at the event.
a. December 16, 2008, Village Board Meeting. Mr. Louthen stated that this meeting
went well and thought it was successful. The TBS Team prepared preliminary site
plans, cost and revenue calculations, and phasing strategies prior to the meeting.
The “Downtown Vision” (preferred plan) was presented to the Village Board during a
special workshop meeting. DAC representatives included Rinda Allison, Jim Meyers, and
Dan Anderson. The presentation included an overview of the tasks and activities to-date,
the Downtown Vision, and potential implementation scenarios with estimated costs and
revenues. Highlights of the Village Board’s comments and/or concerns are as follows:
President Hase is concerned with the cost of a potential new Fire Station. She doesn’t
want the cost to be so expensive that it takes a long time to pay it off.
Trustee Armstrong stated that there is $1 billion of equalized value in Glen Ellyn. A Fire
Station relocation feasibility, logistics, and financing study is necessary in order to
consider the idea of relocating the Fire Station to accommodate redevelopment at Main
Street and Pennsylvania Avenue. More public input was requested. In response to an
on-street commuter parking inquiry, Jim Louthen stated that other communities have onstreet commuter parking, so it is a feasible alternative.
Trustee Comerford is concerned with 180 trains passing through the Downtown each day.
The Downtown is approximately 25% of the total retail square footage in Glen Ellyn.
“Fresh brand” and “government obstacles” are the two observations that stand out the
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most. In response to “The Downtown Glen” programming inquiry, Jim Louthen stated that
it would be more passive recreation and landscaping, and not playfields.
Trustee Ladesic disagrees with the market analysis. He feels it recommends too much
residential and not enough retail. A 2005 Brookings Institute article states that for every
$1 spent by the public sector, $10-15 is spent by the private sector when the development
is complete and occupied. A review of the 2007 EDC Survey was recommended. [Note:
Aaron Gruen of Gruen Gruen + Associates reviewed the EDC Survey as part of the
background research for the market analysis.] More public input was requested.
Trustee Norton stated the Village should look at Downtown Wheaton’s success.
Trustee Thorsell likes the parking structure on Forest Avenue north of the railroad tracks,
not south.
The Village Board asked that the DAC focus on the timing of residential
developments at its next meeting, and that a Village intern look into the history of how
the one-way street system came into existence. (Trustee Thorsell believes she works
for the firm that may have recommended and/or implemented the existing street
pattern.)
b. December 17, 2008, Metra Meeting. A meeting was held with Metra, TBS and Village
Staff to discuss Metra’s thoughts regarding the concept plan, commuter parking, and
Metra station improvements. Metra acknowledged that they just completed an
Environmental Assessment that suggested that the majority of additional future commuter
parking needs could be accommodated in parking decks at the Duane Lorraine parking
lot. The team explained the concept plan and suggested parking decks in the Downtown
area being more desired than a structure at the Duane-Lorraine Lot. Metra was interested
in this proposal and generally liked the concept plan. Metra would need to be involved
with any new Metra commuter parking spaces or changes to current spaces.
The team discussed Glen Ellyn’s desire to have an iconic new train station. Additionally,
new platforms would be necessary and possibly a pedestrian underpass by the station.
Metra explained the requirements regarding station size and platform size and length.
Metra also stated that the location really needs to be in the same place as the existing
station as the area west of Main is on a curve and this is not suitable for a station and
platforms. A further explanation of the costs associated with these improvements is
located in the implementation section of the report.
Mr. Louthen stated that this was a “phenomenal” meeting. Metra distributed its
preliminary draft of the Environmental Assessment for the Union Pacific – West Line
after the last DAC meeting. Although the report looks at the entire line, the Village
received information pertinent to Glen Ellyn. The “Zone E” ticket zone calls for more
parking due to the great ridership numbers. The success of the Glen Ellyn Train
Station is considered a “critical priority stop”. The additional parking anticipated in this
zone is 1,500-1,800 stalls.
The consulting firm that studied the corridor only looked at publicly-owned land, such
as the Duane-Lorraine Lot. Metra was very encouraged about the Forest Avenue
North parking structure at the intersection of Pennsylvania and Forest Avenue.

Downtown Advisory Committee (DAC) Meeting Minutes – February 3, 2009

Page 3 of 9

The facilities are outdated by current Metra standards; therefore, the need for a new
station, platforms, and warming shelters has been identified.
The Village of Glen Ellyn Downtown Strategic Plan will be referenced in Metra’s final
Environmental Assessment report.
In response to a question by Ms. Allison regarding Metra’s “willingness” to fund the
aforementioned improvements, Mr. Louthen stated that there is a backlog of projects
due to the State’s lack of a Capital Improvement Program, it would not be funded right
away; however, now is the time to prepare, so when funding is available, any Metrarelated improvements will be “shovel-ready”. Mr. Melady echoed the sentiment, and
stated that the Village should get the projects in the queue because all projects will
take time.
c.

January 15, 2009, Public Open House and Presentation. An estimated 120 individuals
attended the Public Open House and Presentation on an extremely cold evening on
January 15, 2009. After introductory remarks by Rinda Allison, Dan Anderson, and Pat
Melady, Jim Louthen presented the “Downtown Vision” to the general public. This
presentation was videotaped and broadcast on GETV on January 21 and 23, 2009.
The presentation included an overview of the tasks and activities to-date, the Downtown
Vision (preferred plan), and a potential implementation scenario. It was followed by a
question and answer session. Participants were asked to complete the paper survey and
return it to Village staff, or complete the survey online over the course of the coming
week.
Ms. Howley felt that this meeting was well-run.

d. January 16-23, 2009, Public Survey. The public survey was completed by 146
participants – six more than the November 2008 survey. By the numbers, the survey
can be summarized as follows:


95% Support the goal:
“To create an economically-viable Downtown that is attractive to citizens and
businesses.”



Six (6) participants would consider opening/relocating a retail or office business
in/to the Downtown, and 30 participants are unable to do so at this time, but may
want to in the future.



The following corridors are listed in order of their importance to the success of
the Downtown:
1.
2.
3.
4.
5.
6.
7.

Main Street
Crescent Boulevard
Pennsylvania Avenue
“The Downtown Glen”
Duane Street
Park Boulevard
Other
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58% agree that the greatest concentration of new Downtown residential units
should be within a five-minute walk of the Glen Ellyn Train Station.



55% believe that the Village should reevaluate its height regulations.



The following corridors are listed in order of their importance to the success of
the Downtown:
1.
2.
3.
4.
5.
6.



Main Street (closed-off during special events)
Lake Ellyn
“The Downtown Glen” – A New Downtown Park
Illinois Prairie Path
Civic Center Grounds
Other

most important

least important

The following locations are listed in order of their importance to the success of
the Downtown:
1.
2.
3.
4.
5.
6.

Area Restaurants and Bistros
Glen Art Theatre
Glen Ellyn Public Library
Live Performing Arts Venue
Civic Center Gymnasium
Other

most important

least important



80% agree that a parking structure at Forest Avenue and Pennsylvania Avenue
should also accommodate retail and public plaza space, as long as existing
business investments are protected.



45% believe that the construction of a pedestrian underpass at the railroad tracks
is worthwhile, even if done so at a substantial cost, while 39% disagreed and
16% had other comments.



66% believe music, theater, arts, and film are the College of DuPage’s strongest
potential contribution to the Downtown.



The following Downtown projects are listed in order of most to least exciting:
1.
2.
3.
4.
5.



“The Downtown Glen” – A New Downtown Park
most exciting
Downtown Residential Living
Forest Avenue Parking Structure(s)
Two-Way Traffic on Main, Crescent, and Pennsylvania
None of the Above
least exciting

The participants would like to be involved in implementing the Downtown
Strategic Plan by (multiple answers were allowed):
1.
2.
3.
4.

Dining in the Downtown
Shopping in the Downtown
Recreating/Socializing in the Downtown
Serving on a Downtown Committee
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5.
6.
7.
8.
9.
10.


Living in the Downtown
Working in the Downtown
Serving on a Downtown Sub-Committee
Making a Financial Donation/Other
Hiring a College of DuPage Student Intern
Lead a Downtown Redevelopment or Reinvestment Effort

17%
16%
12%
8%
4%
3%

The participants’ affiliation with Downtown Glen Ellyn (multiple answers were
allowed):
1.
2.
3.
4.
5.
6.

Resident
Shopper
Commuter
Other
Business Owner
Property Owner

91%
81%
34%
14%
7%
6%

4. Review and discussion of the Implementation Strategy.
The implementation strategy includes a list of projects that would implement the Downtown
Strategic Plan. It is not an exhaustive list; however, many of the projects were analyzed in detail to
ensure feasibility. Due to the other events and activities that have occurred since the last DAC
meeting, some amendments have been made to the “Illustrated Downtown Vision”:





Due to the desire of having a continuous line of storefronts along the south side of
Pennsylvania Avenue west of Main Street, a “Mixed-Use Reinvestment” designation
replaces “Multiple Family Residential” designation for the properties at the southeast
corner of Pennsylvania Avenue and Glenwood Avenue.
Due to the long-term building expansion plans of the church next door to the Civic Center,
the connected parking lots and the small amphitheater have been removed.
Due to the desire of ensuring that a public plaza is the primary preference (versus a “nice
streetscape”) for the area located across the street from the Glen Ellyn Train Station, the
“L”-shaped parking structure concept has returned to the plan. This “middle-of-the-road”
scenario, could accommodate the more conservative approach with a rectangle-shaped
parking structure viewed at the January 15, 2009, Public Open House and Presentation.
In addition, it could accommodate a more visionary approach where the plaza is more in
keeping with “The Glen” concept plan by creating a plaza that is wider than the existing
Forest Avenue right-of-way.

The implementation will occur in short- (“urgent”), mid-, and long-term phases, and be the
responsibility of the public sector, the private sector, or a public-private partnership.
The Fire and Police Department relocation issues will be complex, and are considered long-term
issues; however, background administrative work can begin in the short- or mid-term timeline.
Since the color “Downtown Vision” looked to many like the plan was calling for redeveloping the
entire Downtown, a series of project phasing plans were prepared to illustrate that only select
areas of the Downtown would potentially be redeveloped.
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A preliminary new Glen Ellyn Train Station design locates the new building in a garden-like setting.
The kiss-n-ride is a pull-off area directly in front of the station on Crescent Boulevard. The bus
drop-off should be in the kiss-n-ride area, and the bus pick-up should be south of the tracks.
The pedestrian underpass and the south side of the Downtown Glen could be separate projects, if
necessary. The preliminary design requires bicyclists to walk their bikes through the underpass,
due to the lack of land area. The DAC requested that the report mention a ride-through underpass
for bicyclists if detailed construction designs can make the concept work without creating a trenchlike design.
The connection between the parking garage(s) and the Glen Ellyn Train Station is important.
Although the architectural motif will not be determined as part of this scope, the DAC members
should consider Garfield Park as an image of the station in a park-like setting. The parking
structure designs should be more conservative than the new Glen Ellyn Train Station design.
The parking structure footprints are approximately 45 stalls on the first floor (to accommodate first
floor retail), and 90 stalls each on the floors above.
The DAC members like the project sheets of the implementation strategy, including the “TBD”
items, knowing that the details have been thought out; however, there is something confusing
about the project phasing to make it understandable for the general public. The short-, mid-, and
long-term strategies should cross-reference the 18 major implementation projects. The TBS Team
and the Village staff will work together after the meeting to find a solution.
The matrix in the report considers the big detailed projects only – there are other opportunities in
the Downtown in addition to what is included in the report.
Mr. Meyers requested that the Downtown Strategic Plan should give guidance to the Village Board
to purchase properties as they become available, and not waiting until a project is ready to be built.
Mr. Jones stated that rail has suffered due to the lack of a statewide capital funding program. The
Village projects need to be on the “radar screen” of Metra and statewide decision-makers. Union
Pacific takes years of administrative work before a project begins.
The DAC requested that #11 (“Mixed-Use Forest Avenue North Parking Structure”) be moved
ahead of “New Train Station Facilities and Pedestrian Underpass”.
It is likely that all 1,100 parking spaces identified in Metra’s draft Environmental Assessment would
not be realized.
The DAC requested that the construction of the Forest Avenue North parking structure be listed
prior to the construction of a new Glen Ellyn Train Station.
The short-term projects should not be construction projects, generate the most foot traffic in the
Downtown, and be “public” in nature.
There should be a permanent Downtown organization. Its primary purpose should be to implement
the vision of the Downtown Strategic Plan, and its secondary purpose should be to be a
“clearinghouse” for the Downtown. The Village of Glen Ellyn cannot be taken out of the
implementation process.
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Ms. Stegall stated that the permanent Downtown organization would plan Downtown events,
market the Downtown, and recruit businesses to the Downtown. Ms. Hulseberg continued by
stating that the Village would implement public projects, review private developments, and
establish public-private partnerships – all initiatives that the Village currently performs in
implementing the Comprehensive Plan.
Mr. Anderson sees the Comprehensive Plan as a “passive” document; whereas, the Downtown
Strategic Plan should be an “active” document.
Other DAC members expressed concern over the competition that could arise between the
Economic Development Corporation (EDC) and the permanent Downtown organization in
recruiting businesses that are open to locating in the Downtown or elsewhere in the community.
The Downtown Glen Ellyn Alliance is appreciated for its efforts on a shoestring budget.
In response to the Home Rule Sales Tax questions, Mr. Jones stated that if a 0.5% sales tax
resulted in $750,000 in revenue, and the Downtown generates 15% of the total sales tax revenue,
it would receive $112,500 for funding initiatives such as the permanent Downtown organization.
Mr. Jones mentioned that Lemont is a part of the “Main Street” program, and the funding for this
downtown organization comes from the Village. An independent organization would be good for
Downtown Glen Ellyn because it could come up with fresh, proactive ideas, where the Village is
more “reactive” to Downtown issues. In addition, the organization can help out restaurateurs, for
instance, where the Village doesn’t have the resources to spend a lot of in-depth time helping out
the business community.
Ms. Allison mentioned that the report could outline two or three potential organizational structures
that could be considered when the “business plan” for the permanent Downtown organization is
written and finalized after the adoption of the Downtown Strategic Plan.
Mr. Anderson is concerned that the organization would not be legitimate if it is an all-volunteer
group. An active group is needed, and it needs to meet more often than quarterly.
Ms. Howley stated that one Executive Director cannot do everything alone.
Don’t underestimate the power of the volunteer.
After much deliberation regarding the permanent Downtown organization, it was determined that
the duties of the organization should be determined after looking at a few other communities’
organizations such as Downers Grove and Naperville.
Ms. Hulseberg stated that Village staff would look at the Downtown Strategic Plan every year
during budget season, in addition to throughout the year on a regular basis.
Ms. Allison suggested that the wayfinding and signage design could be a design competition
among the community, the schools, the College of DuPage, etc.
The one-way street system was established in the Downtown in 1955.
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5. Overview of the Final DAC Meeting on February 10, 2009.
Since the Village Board review and approval will not likely occur until late March or later, the DAC
members were asked if they were available Tuesday, February 17, 2009, or Tuesday, February 24,
2009, for the last DAC meeting. The members were supportive of the February 24th meeting date.
6. Update on the distribution of the “DAC Draft” of the Village of Glen Ellyn Downtown
Strategic Plan.
The “DAC Draft” report will be distributed one week prior to the last DAC meeting. Town Builder
Studios and the Village Staff will work through the reformatting of the Implementation Strategy at
the request of the DAC to make the strategy easier to understand.
7. Adjourn
Mr. Anderson moved to adjourn the DAC meeting at 9:25 p.m. Motion was seconded by Mr.
Melady and passed unanimously.
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Downtown Strategic Plan

Downtown Advisory Committee – Meeting Minutes
Village of Glen Ellyn, Illinois
March 3, 2009

Agenda
1. Roll call and agenda review.
2. Adoption of the February 3, 2009, meeting minutes.
3. Review and discussion of the “DAC Draft” of the Village of Glen Ellyn Downtown
Strategic Plan.
4. Downtown Advisory Committee recommendation to the Village Board regarding the
Village of Glen Ellyn Downtown Strategic Plan.
5. Preparation for the May 2009 Village Board Meeting.
6. Adjourn

Overview
The Downtown Advisory Committee (DAC) held its seventh and final meeting on March 3, 2009, at 7:00
p.m. at Thippi Thai restaurant on the 2nd floor at 530 Crescent Boulevard.
DAC Members in Attendance
Rinda Allison, Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission
Linda Dykstra, Plan Commission
Beth Howley, Go Downtown!
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
Jennifer Shannon, Downtown Restaurant and Property Owner
DAC Members Unable to Attend
Scott Hamer, Chamber of Commerce
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
Others in Attendance
Steve Jones, Village Manager
Staci Hulseberg, AICP, Planning and Development Director
Michele Stegall, AICP, Village Planner
Richard Boehm, Vice President, McDonough Associates, Inc.
Jim Louthen, ASLA, President, Town Builder Studios
Jan Morel, PE, Engineering and Development Manager, Town Builder Studios
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Carrie Haberstich, AICP, Senior Planner, Town Builder Studios

1. Roll Call and Agenda Review
The meeting began with an introduction of the Town Builder Studios (TBS) Team, followed by each
Downtown Advisory Committee (DAC) member in attendance stating their name.
2. Adoption of February 3, 2009, Meeting Minutes
Mr. Melady moved to approve the February 3, 2009, DAC meeting minutes. Motion was seconded
by Mr. Meyers and passed unanimously.
3. Review and Discussion of the “DAC Draft” of the Village of Glen Ellyn Downtown Strategic
Plan.
Mr. Louthen began the meeting by stating that the purpose of tonight’s meeting is to discuss any
“big picture” and “report structure” items in the draft plan, and any grammatical-types of comments
in the draft report should be submitted by Tuesday, March 10, 2009. Please provide your
comments to Town Builder Studios (TBS) by phone, fax, or email. Please note, however, that
comments for the Downtown Organization element (starting on Page 10.12 of the draft report) are
due at the end of the day tomorrow (Wednesday, March 4, 2009).
The edits will be provided to the Village staff for a final review, and the final report with any
remaining staff edits will be distributed to the Village Board for its review and adoption. The
upcoming April election and May swearing-in of new members will likely result in a June adoption
schedule. The June presentation to the Village Board should include members of the DAC.
The DAC requested that the phasing should be brought back into the implementation chapter, and
incorporate the “early start” projects and initiatives to the beginning of the chapter.
Mr. Louthen continued by stating that the DAC should continue on a temporary basis until the new
Downtown Organization is established. The detailed analysis, programming, and implementation
of the two-way street network is being considered for the Village’s next fiscal year, and the Forest
Avenue North Parking Structure has Metra’s initial support and – since its implementation will be a
multiple-year effort – steps should be taken immediately to make this project a reality.
Mr. Louthen introduced Mr. Boehm, Vice President, McDonough Associates, Inc. and asked him to
say a few words about his company and Downtown Glen Ellyn. Mr. Boehm stated McDonough
Associates is an engineering and architectural firm that is known for big civil projects. The firm has
coordinated work with Metra and other transit agencies and has a good relationship with the Illinois
Department of Transportation (IDOT). Mr. Boehm is a former Village Manager so he understands
first-hand the issues and perspectives municipalities have regarding civil engineering projects.
Mr. Louthen stated that TBS strongly believes in implementation, and likes to be involved in the
implementation phase of plans it has prepared by tracking the funding for projects and initiatives
identified in the plans– including Glen Ellyn and the Downtown Strategic Plan.
Prior to the meeting, Mr. Boehm paged through the “DAC Draft” of the Downtown Strategic Plan,
and commended the members for its hard work and solid report content.
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Mr. Boehm wrapped-up his comments by stating that the current State Transportation Bill is set to
expire in October 2009, and it could have an impact of the timing of future infrastructure projects.
Mr. Louthen stated that the Village Board appointed the DAC for the sole purpose of preparing the
Downtown Strategic Plan. TBS recommends that the DAC should remain in place for an additional
year to help with the transition in creating the new Downtown Organization. The DAC would be a
resource to the Village Board in establishing the Downtown Organization, and provide
recommendations for necessary organizational items such as bylaws and funding.
Ms. Allison stated that she would like to be involved after the adoption of the Downtown Strategic
Plan, but play a smaller role than Chairperson.
4. Downtown Advisory Committee recommendation to the Village Board regarding the Village
of Glen Ellyn Downtown Strategic Plan.
Ms. Allison drafted a letter of recommendation to the Village Board. The DAC members were
invited to review the draft letter at their convenience and provide their comments on or before
Tuesday, March 10, 2009. The draft letter was written as follows:
***
Exhibit 1
DRAFT FOR COMMITTEE REVIEW
To the President and Board of Trustees of the Village of Glen Ellyn:
The members of the Downtown Advisory Committee (the “DAC”) have been honored
to have a part in creating the Downtown Strategic Plan. Over the past year we have
reviewed information and recommendations generated by Town Builder Studios and
its team of consultants. We have had ringside seats ad the information gathered has
been shaped into broad concepts and then refined into strategies, finally becoming
the plan you have before you.
At every major step in the planning process, Town Builders also sought and
responded to input from the public and on a regular basis they shared the public input
and reviewed the resulting plans and recommendations with the DAC. DAC input
was always accepted willingly and integrated into the plan.
It is therefore with great pleasure that the DAC recommends to the Village
Board the adoption of the Downtown Strategic Plan presented to you today.
It is only fair to say that not every committee member embraces every detail of the
Plan. Doubtless the Village Board will respond in the same way. But taken as a
whole, the Plan captures long term dreams for our hometown. It then pairs those
dreams with short- and mid-term strategies to preserve and enhance a downtown that
is comfortable to live in, exciting to visit and desirable to do business in.
Further, the DAC respectfully requests that the Village Board extend its
existence for another year.
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This will allow the DAC to review and oversee early implementation of the Plan by the
Village. It is important that the plan does not sit on a shelf, but enter into an active
implementation phase. We envision meeting probably every two months to receive
reports on progress toward short-term goals, especially the establishment and
funding of a new downtown organization, review of engineering studies evaluating
changes in traffic patterns, and possibly review the streetscape improvements and
new way-finding signage, as well as grant applications and other funding resources.
Not all DAC members are able to continue their role, but many would like to do so. A
chair who is not involved with any of the active downtown organizations is
recommended, as the current chair will be stepping down.
We thank you for the privilege of work on the Plan and reiterate our recommendation
for its adoption.
***
It is anticipated that the new Downtown Organization will have a Board of Directors, paid staff, and
regular meetings which requires reports and helps keep the progress going to get things done.
Mr. Louthen stated that he sensed that some of the DAC members wanted to be involved after the
Downtown Strategic Plan is adopted. The DAC will be a “transition” organization, not the
anticipated “permanent” Downtown Organization.
Responding to Ms. Howley’s inquiry, Ms. Hulseberg stated that once the Downtown Strategic Plan
is adopted, staff will contact all the DAC members regarding their potential interest in serving on
the “transitional” DAC. A Village staff liaison will be assigned to the group. The size will be
reduced from the current 15-member arrangement to a nine- to 10-member group like the other
existing Village committees and commissions. The frequency of meetings will be once every
month or two, meeting approximately six times before the establishment of the new Downtown
Organization.
Mr. Meyers expressed concern regarding the idea of taking up to a year to establishing the
Downtown Organization. The Downtown Strategic Plan took more than a year to complete and a
second full year will be difficult to justify when some action is needed immediately.
Mr. Jones stated that the detailed study of the two-way street network is already included in the
draft budget. Along with TBS, the Village already has commenced discussions with Metra on the
Forest Avenue North Parking Structure and Glen Ellyn Train Station projects. Unfortunately, the
Federal stimulus package is a little too early for these projects because they are not “shovelready”; however, starting efforts now will hopefully have the projects ready in a few years and be
funded by the State’s transportation bill.
Mr. Meyers asked if the “transitional” DAC recommend land-banking to the Village Board, so the
Village will purchase property as it becomes available. Mr. Jones replied that he felt the Downtown
Strategic Plan accomplishes the communication of the land-banking concept. Ms. Hulseberg
added that Village staff could research receptivity of land sales with Downtown property owners,
signage for wayfinding, etc.
Mr. Meyers stated that he wants to ensure a sense of urgency is effectively communicated to
everyone involved in the Downtown. Ms. Allison stated that if there is a specific project or initiative
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that a DAC member is concerned with, he/she could always contact the Village staff every two
weeks for an update to make sure progress is being made. She continued by stating that she felt if
there was no “transitional” DAC, the forward momentum from the planning process will be lost.
Mr. Anderson stated that the timeline could be shortened to ensure the new Downtown
Organization is established sooner than a year from now.
Ms. Allison, Mr. Melady, Ms. Howley, Mr. Meyers, Ms. Stegall, and Mr. Louthen met with
representatives from the City of Elmhurst and Elmhurst City Centre on February 27, 2009. Mr.
Meyers led gave a synopsis of the meeting, with Ms. Howley and Mr. Melady supplementing his
comments as needed.
***
Exhibit 2
The City of Elmhurst had an Economic Development Corporation (EDC) that was
originally independent of the City, funded privately by local banks. Over time, the City
worked its way up to funding 85% of the EDC’s budget. Economic development was
incorporated into the City Hall organizational structure approximately six years ago under
the Department of Planning, Zoning, and Economic Development, and is funded by the
City’s general fund.
Elmhurst City Centre is an organization that was created in 1992 and is funded by two
Special Service Area (SSA) districts. It is independent of the City Hall organizational
structure. Although the staff arrangement has changed over time, there are four current
positions:
1. Executive Director. This part-time position is currently filled by an individual who
is also a merchant and an attorney. The hours fluctuate depending on the
demands of the position for a given day. It was a full-time position before the
current Executive Director was hired. The “salary” for this position is on a flat
rate, per-month basis. The Executive Director is the primary contact with a
contracted outside marketing firm.
2. Maintenance Supervisor. This full-time position plants and maintains the
planters, shovels snow beyond the City's efforts, and maintains the public areas
in the downtown.
3. Special Events Coordinator. This part-time position includes events and
promotional duties, for 25-30 hours/week.
4. Administrative Assistants. This full-time position is shared by two individuals for
a total of 40 hours/week.
The annual budget for this organization is $800-900,000.
The Board of Directors is comprised of five retailers, five land owners, and five residents.
The retailers and land owners oversee, manage, and are responsible for marketing and
promotions. The retailers, land owners, and residents are involved with physical
enhancements and maintenance issues. The retailers and land owners are elected to
three-year staggered terms with no term limits. The residents are appointed by their
condo associations, with term limits established at the discretion of each condo
association.
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The election process includes Elmhurst City Centre office sending out a mailing to all
members, inviting the nomination of individuals for Board of Directors seats. Nominations
are made by petition, signed by a minimum number of merchants (for merchant
nominations) or commercial property owner members (for commercial property owner
member nominations). In addition, the Nominating Committee as appointed by the Board
of Directors is allowed to submit additional nominations.
Merchants vote for merchant members, with one vote per merchant. Commercial property
owners vote for commercial property owner members, with weighted voting based on
relative equalized assessed values.
The “Elmhurst Business Alliance” meets every other month to ensure communication
among the City of Elmhurst, the Elmhurst City Centre, and the Chamber of Commerce.
The following individuals attend these meetings:









Mayor
City Manager
Director of Planning, Zoning, and Economic Development
Elmhurst City Centre Executive Director
Elmhurst City Centre Board of Directors Chairperson
Chamber of Commerce Executive Director
Chamber of Commerce Board of Directors Chairperson
Economic Development Manager (as needed)

There is an aggressive communication strategy among the downtown organizations,
including a “cross-pollination” of organization representatives serving on each other’s
committees to ensure consistency in communication.
The mission of the Elmhurst City Centre is to be advocates for the central business
district, and promote the downtown through radio, billboards, etc. It coordinates all
marketing, events, maintenance, flowers, and snow removal (supplementing the City’s
snow removal efforts). In addition, its staff advances the downtown “brand”, posts
informational materials in the kiosks, cleans-up trash debris, and maintains a website, the
downtown business directory, and the gift certificate program.
A Summer Concert Series will be new in 2009, with monthly concerts expected to be held
from June through September. The success of one concert in 2008 prompted the
downtown representatives to create a concert series this year.
The City’s Economic Development Manager is in charge of City-wide business (retail,
office, and industrial) recruitment and retention, including the downtown.
Some portions of the downtown were rezoned to accommodate the City’s vision.
The railroad underpass was constructed in 1976-77 to improve York Road traffic flow and
access to Elmhurst Hospital.
There is a Village grant program that assists downtown businesses with remodeling,
façade improvements, moving, and other business-related costs. It is funded by a Tax
Increment Finance (TIF) district and administered by the City of Elmhurst.
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The level of communication between the City, Elmhurst City Centre, and the Chamber of
Commerce is constant. The staff and directors of all these organizations serve on each
other’s committees and boards to ensure communication consistency.
Elmhurst views the incorporation of the Economic Development Corporation into City Hall
as advantageous.
The City loaned money to the owner of York Theater to reinvest in this anchor downtown
establishment. Retail storefronts surround the now-nine-screen theater.
Elmhurst is a city of 47,000 residents and has 6 million square feet of industrial building
space.
Downtown Elmhurst has two existing parking structures, one “shovel-ready” parking
structure, and future plans for a fourth parking structure.
Elmhurst views downtown residential living as critical to the downtown’s success.
The downtown is on a major arterial – York Road – which makes a big difference in
business recruitment, retention, and shopper traffic.
Downtown organizations need to be well-funded for employees to be interested in dealing
with the headaches associated with business recruitment and retention.
Post-Meeting Comments
There was a lot of “controversy and pain” associated with reinventing Downtown Elmhurst
after the York Road underpass “killed” the Downtown.
***
Mr. Boehm added to the Elmhurst summary by stating that there was a lot of “controversy and
pain” associated with reinventing Downtown Elmhurst after the York Road underpass “killed” the
Downtown in 1976-77.
Ms Hulseberg stated that the Village intern studied other Chicagoland downtown organizations.
Ms. Stegall handed out a matrix summarizing the features of the downtown organizations that
included the following categories:


Village Name
à
à
à
à
à
à
à
à

Hinsdale
Naperville
Elmhurst
Lombard
St. Charles
Batavia
Plainfield
Downers Grove
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à
à
à






Wheaton
Oak Park
Skokie

Separate Downtown Organization (yes/no)
How Funded/Functions
How many Staff
Economic Development Corporation/Chamber of Commerce (yes/no)
Functions

Mr. Louthen stated that in Elmhurst, residential is critical to its downtown’s success. In addition,
the location of the primary downtown corridor on a major arterial (York Road) makes a big
difference with shopper traffic.
Mr. Kelley requested a written summary of the Elmhurst meeting (see Exhibit 2 above).
Discussion continued by stating that the “transitional” DAC should meet with the Elmhurst
representatives again to discuss their experiences in greater detail. In addition, Mr. Louthen stated
that the “transitional” DAC could also look at a different community to compare the different
solutions and determine what would be best for Downtown Glen Ellyn.
Mr. Boehm stated that Hinsdale is a community that has similarities with Glen Ellyn, and it may be
a good comparison community.
Mr. Anderson moved to approve the Downtown Strategic Plan, accompanied by a final version of
the DAC letter prepared by Ms. Allison, including the recommendation to appoint a transition
committee to establish a new, permanent Downtown Organization. Motion was seconded by Mr.
Melady and passed unanimously.
5. Preparation for the May 2009 Village Board Meeting.
Mr. Louthen stated that several of the DAC members should be involved in the presentation of the
Downtown Strategic Plan to the Village Board. Details will be worked out once the June 2009
Village Board meeting date is finalized.
6. Adjourn
Mr. Louthen thanked the members for putting in a lot of effort into their role with the DAC by
attending extra meetings and reading through large packets of information to create a great report.
The TBS Team thoroughly enjoyed working with each DAC member, and it is clear that the DAC –
and the rest of the community – is passionate about its Downtown.
Ms. Allison thanked the DAC members and the TBS Team for its efforts to create the Village’s
Downtown Strategic Plan.
Ms. Hulseberg echoed the comments of Mr. Louthen and Ms. Allison.
Mr. Anderson moved to adjourn the DAC meeting at 9:00 p.m. Motion was seconded by Ms.
Howley and passed unanimously.
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PowerPoint Presentations
Presentations were made at Downtown Advisory Committee (DAC) meetings, Public Events, and Village Board
Meetings. The following presentations are contained in this appendix:
April 29, 2008
June 2, 2008
August 4, 2008
September 3, 2008
October 15, 2008
November 3, 2008
November 20, 2008
December 16, 2008
January 15, 2009
February 3, 2009
July 20, 2009

DAC Meeting #1
Public Presentation (“Town Hall” Meeting and Charette Event)
DAC Meeting #2 (TBS, Gruen Gruen + Associates, and History Presentations)
DAC Meeting #3
DAC Meeting #4
Public Presentation
DAC Meeting #5
Village Board Meeting (as updated on December 31, 2008)
Public Presentation
DAC Meeting #6
Village Board Meeting and Public Presentation

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix D: Downtown Advisory Committee Meeting Minutes

Agenda

Downtown Advisory Committee
Meeting #1
Downtown Strategic Plan
Village of Glen Ellyn, Illinois

1.
2.
3.
4.
5.

Introductions
The Role of the DAC
The Planning Process
The Project Management Update
Other Business and Adjourn

Tuesday, April 29, 2008

1. Introductions

The Town Builder Studios Team

 The Town Builder Studios Team
 The Downtown Advisory Committee (DAC)

The Downtown Advisory Committee






Name
Are you a resident and/or business owner in Glen Ellyn?
How long have you lived/run your business Glen Ellyn?
What group affiliation are you representing on the DAC?
Why did you say “yes”?

2. The Role of the DAC
 The DAC is a “sounding board” for information and ideas prepared
and presented by the TBS Team.
 Each DAC member will be a voice for a segment of the
community. For example, a resident will speak on behalf of other
residents; a business owner will speak on behalf of other business
owners; etc.
 Each DAC meeting will be held in a workshop format, where the
members will roll up their sleeves, dig in to the information and ideas, and
discuss the issues associated with the Downtown Strategic Plan.
 The general public will have its opportunity to provide input on the project
website and at Town Hall Meetings.
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3. The Planning Process
 Eight Steps
 Data Collection and Analysis
–
–
–
–

Land Use and the Built Environment
Market
Parking
Historic Preservation

Land Use and the Built Environment
“Planning is bringing the future into the present so you
can do something about it now.”
- Alan Lakein

Eight Steps
1.
2.
3.

Data Collection and Analysis
Market Analysis and Recommendations
Vision Statement and
Two Concept “Bubble Diagram” Concept Plans
Refinement of a Preferred Downtown Strategic Plan
Parking, Circulation, and Access Analysis
Implementation Strategies
Draft Report
Final Report

4.
5.
6.
7.
8.

Land Use and the Built Environment
 Comprehensive Plan
 Village Organizations
 Maps
–
–
–
–

Region
Preliminary Core and Study Areas
Property Ownership
Building Height

 Interviews
– Interview Exercise

Comprehensive Plan: Excerpts

Comprehensive Plan: Land Use

 The Downtown is the “historic commercial and multi-purpose focal
point” in Glen Ellyn.
 Retail is primarily along Main Street and Crescent Boulevard.
 Glen Ellyn’s Depot is the Union Pacific West Line’s busiest
commuter station.
 Parking is not well-distributed.
 “Upgrade the image, appearance and convenience” of the
Village’s Downtown streets, buildings, parking lots, and open
spaces.
Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001)
Prepared by: Trkla, Pettigrew, Allen and Payne, Inc. with Parsons Transportation Group
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Comprehensive Plan: Downtown Guidelines

Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001)
Prepared by: Trkla, Pettigrew, Allen and Payne, Inc. with Parsons Transportation Group

Organizations Involved with the Downtown






Comprehensive Plan: Development Sites

Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001)
Prepared by: Trkla, Pettigrew, Allen and Payne, Inc. with Parsons Transportation Group

Maps: Region

Village of Glen Ellyn
Glen Ellyn Economic Development Corporation
Glen Ellyn Chamber of Commerce
Downtown Glen Ellyn Alliance
Go Downtown! (“Grassroots”)

Maps: Preliminary Core and Study Areas

Maps: Property Ownership
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Maps: Building Height

Market
“Change is inevitable –
except from a vending machine.”
- Robert Gallagher

Market Analysis
 Interviews
 Short Merchant Survey

Market Analysis
Share of Total Glen Ellyn Retail
Sales Captured by Downtown Retailers and Restaurants

Downtown Restaurants
Downtown Retailers
Downtown Total

2001 2002 2004 2005
%
%
%
%
31
33
33
36
18
19
16
17
20
20
21
19

Sources: Village of Glen Ellyn; Illinois Department of Revenue; Gruen Gruen + Associates.

Parking

Parking: Demand

“Restore human legs as a means of travel.
Pedestrians rely on food for fuel and need no special
parking facilities.”







- Lewis Mumford

Metra Commuters
Downtown Businesses, Restaurants, Retail, etc.
Employees
High School Students, Staff and Visitors
Special Events
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Parking: Inventory

Parking: Study Zone Map

 Study zone bounded by:
–
–
–
–

Anthony Street (north)
Park Boulevard (east)
Hillside Avenue (south)
Western Avenue (west)

 High School parking also included in inventory.
 Total inventory of 3,236 spaces:
– 1,099 public
– 1,723 business (private)
– 414 street

Parking: Categories Map

Historic Preservation
“We shape our buildings; thereafter,
our buildings shape us.”
- Winston Churchill

Source: Village of Glen Ellyn

Historic Preservation: Overview

Map: Historic Inventory

Preliminary Historic
Resources Survey Map

 Heavy concentration of historic commercial
buildings along Main Street
– Secondary Pennsylvania, Crescent, Duane

 Buildings typically from 1890’s or 1920’s era
 Many buildings well preserved with minimal
alterations
 Disconnection along Pennsylvania & Crescent
Red = Landmarks, Outstanding Historic Significance
Orange = Historically Significant

Yellow = Contributes to Historic Character
Gray = Non-contributing, Less than 50 yrs old

5

Historic Preservation:
Architectural Styles

Historic Preservation:
Disconnection on Pennsylvania

Interviews

Interviews: Comments














Individual Interviews
Chamber of Commerce Executive Board
Economic Development Corporation
Downtown Glen Ellyn Alliance
Go Downtown!
Downtown Retail and Restaurant Owners
Downtown Business Owners
Downtown Property Owners
Community At-Large
Other Government Agencies
Chairpersons of Village Commissions
Former Elected Officials

Interviews: Exercise










































Lack of Parking – Perceived or Actual; Part-Time Employee Parking Issues
Village Approval Process is Cumbersome
Pedestrian-Friendly
Small Town Feel
Concern with Store Closures
Buildings and Streetscape Need Ongoing Maintenance and/or Upgrades…need appearance and maintenance codes.
Lots of Good Restaurants
McChesney and Miller Grocery and Market
Lots of Community Organizations
Lake Ellyn is a Big Community Gathering Location
Downtown Events Could be Upgraded and Expanded
There is an Appetite for Change
Historic Downtown
Need New Depot
Downtown to be an “Experience”
Need a Town Square Across the Street from Village Hall
Horse Trough
Need at Least One Anchor Business in the Downtown
Relocate the Fire Station
Caters to Women, not Men
Convenience Store/Convenient Shopping
Lack of Foot Traffic
Downtown Glen Ellyn is the “Donut Hole” in the Regional Retail Donut – Naperville, Hinsdale, Oak Brook, Dowers Grove, Wheaton, Lombard
Consider the Needs of Thirty-Somethings
Landlords need to take care of their buildings, some tenants are investing in the building in addition to their tenant space.
Snow removal efforts need to be coordinated.
Involve the schools/school districts.
Illinois Prairie Path
Tenant Space Sizes
Freight Rail is a Detriment – and Commuter Rail is a Complement – to the Downtown
Accommodate Junior and Senior High Students
Mall shoppers generally walk greater distances between their cars and a store than a Downtown shopper, but because they see their destination, it doesn’t seem as far.
Low traffic counts a blessing and a curse.
The Downtown needs a “champion” to get ideas implemented…there are ideas, but no follow-through.
Façade Improvement Program…essentially enough money for an awning.
Flower Clock on Main Street is not a popular streetscape improvement.
Several business owners and developers would not do business in Glen Ellyn if they had the chance to “do it over”.
A spirit of cooperation by all is needed.
Jazz festival a success.
Green and sustainable needs to be incorporated into the strategic plan.

Interviews: Maps

1. Draw a boundary around the area you perceive to
be the Downtown.
2. Circle and label your three (3) most important
destinations in the Downtown area.
3. Place an “X” over what you perceive to be the
worst feature of the Downtown area.
4. Draw arrows where you primarily enter and exit
the Downtown.
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4. The Project Management Update
 Schedule
 Charette and First Town Hall Meeting

Schedule
 Approximate 12-Month Planning Timeline
 Next Steps
–
–
–
–

Charette and First Town Hall Meeting

Wrap-Up Interview Summaries
Prepare and Distribute Preliminary Data and Analysis Report
Hold Town Hall Meeting #1
Run Charette

5. Other Business and Adjourn
Thank you for your participation!

Charette: A design-based brainstorming session.
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Town Hall Meeting
Meeting #1
Downtown Strategic Plan
Village of Glen Ellyn, Illinois
Monday, June 2nd, 2008

Meeting Purpose






Community can share ideas and concerns re Glen Ellyn’s Downtown
Participants can learn about the Strategic Planning Project
The Project Consultants will share findings
You can react to the findings and influence direction for the Project
Springboard from analysis into planning, design and ideation

Agenda
Moment of Reflection and then Introductions
Glen Ellyn’s Downtown Strategic Plan
Presentation of Findings












Land Use and Built Environment
Market
Parking
Historic Architecture

Q&A
Charette

Introductions
 The Town Builder Studios Team
 The Board of Trustees
 The Downtown Advisory
Committee (DAC)
 Public Participants

1

Vacant Space

Organizations Involved with the Downtown

 RETAIL - DOWNTOWN
–
–
–
–
–
–
–
–
–
–
–
–

600 and 600 485 Main St.
800, 850 and 1,200 454 Pennsylvania Ave.
900 534 Crescent Blvd.
900 up to 1,350 413 Main
1,900 up to 2,500 485 Main St.
2,500 up to 5,100 460 Main St.
2,650 up to 3,300 538 Crescent Blvd.
3,200 530 Crescent Blvd.
3,279 462 Park Blvd. lease
3,600 476 Main St.
5,500 530 Pennsylvania Ave
7,800 535 Pennsylvania Ave.

Downtown Strategic Plan
The Planning Process
 Eight Steps
 Data Collection and Analysis
–
–
–
–

Land Use and the Built Environment
Market
Parking
Historic Preservation

Schedule
 Approximate 12-Month Planning Timeline
 Current Steps
–
–
–
–
–
–

Wrap-Up Data Collection work
Summarize all of the interviews
Enjoy tonight’s Town Hall Meeting #1
Charette!
Interact with Downtown Advisory Committee
Develop Preliminary Concepts







Village of Glen Ellyn
Glen Ellyn Economic Development Corporation
Glen Ellyn Chamber of Commerce
Downtown Glen Ellyn Alliance
Go Downtown! (“Grassroots”)

Eight Steps
1.
2.
3.
4.
5.
6.
7.
8.

Data Collection and Analysis
Market Analysis and Recommendations
Vision Statement and
Two Concept “Bubble Diagram” Concept Plans
Refinement of a Preferred Downtown Strategic Plan
Parking, Circulation, and Access Analysis
Implementation Strategies
Draft Report
Final Report

Public Interviews














Individual Interviews
Chamber of Commerce Executive Board
Economic Development Corporation
Downtown Glen Ellyn Alliance
Go Downtown!
Downtown Retail and Restaurant Owners
Downtown Business Owners
Downtown Property Owners
Community At-Large
Other Government Agencies
Chairpersons of Village Commissions
Former Elected Officials
College of DuPage
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Public Interviews - Themes

Public Interviews - Themes

Parking

employee, customer, commuter, garage

Ambiance

Businesses – recruit

anchor, men's, kids, teens

historic, Tudor, trees, flowers, plants,
awnings, brick sidewalks and crosswalks,
signs

Businesses – retain

keep what we’ve got

Organizations

overlapping functions

Circulation

consider eliminating the one-way streets,
build a pedestrian underpass

Events

Jazz Festival, Taste of Glen Ellyn, Trick or
Treat, Holiday Walk, want more

Design

buildings, streetscape

Maintenance and Upgrades

building exteriors, building interiors,
streetscape

Interviews: Maps
Market

What Sustainable Downtowns Do
Facilitate physical improvements


–
–

enhance the character and functions
provide comparative advantages to residents and economic
activities

National Trend of Shifting Sequence and
Pattern of Land Use Development
–
–

Reinvent Downtown as a place that improves:


–
–
–

lives of residents
productivity of businesses and institutions and
appeal to visitors

Traditional model of Downtown development/growth:



–

separation of land uses
office emphasized as first part of sequence, followed by
cultural/retail
housing permitted on fringes or on sites not suitable for preferred
core uses

New model for many Downtowns:


–
–
–

market rate housing key component
retail/recreational and cultural development, followed by
offices with knowledge-based jobs following workers to their homes

3

Disadvantages in Downtown Glen Ellyn
Disadvantages include:


–
–
–
–
–
–
–

lacks concentration of major office and large base of residential units
lacks critical mass of attractions
perception of parking constraints
obsolescence of building space
poor streetscape conditions in some locations
growth of retail outside Downtown
disjointed, divided by train tracks

Advantages to Build-Upon






Geographic centrality to affluent neighborhoods
Accessibility to highway linkages and Metra station
enhances accessibility and stimulates commuter
demands
DuPage Medical Group serves as employment/health
care anchor and source of demand
Growing base of restaurants, grocery store, and
specialty retail

Recommended Strategy
2. Nurture and retain existing businesses, and incubate new
businesses.

Directing Future of Downtown Glen Ellyn
What Will Equip Downtown to be Sustainable, to
Support Maintenance, Updating and Replacement of
Obsolete Buildings and Development Patterns




Create user- and visitor-friendly environment while
offering experiential attractions of a true mixed-use
activity center
Encourage residential, shopping, recreational and
office clusters linked together to generate positive
spillover between clusters

Recommended Strategy
1. Facilitate development of a critical mass of dining, cultural
and recreational magnets, and market rate residential units.

Recommended Strategy
3. Enhance connections and engagements with the College of
DuPage (e.g. Global Art Festival, a band shell, event
programming, business assistance, a culinary market, etc.)
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Recommended Strategy
4. Enhance community event programming.

Recommended Strategy
5.

Augment parking.

6.

Enhance wayfinding and signage.

7.

Create an iconic gathering space and greenway, and
integrate it with housing.

Source: www.wcoconcerts.com

Importance of Downtown Parking
Parking

 Downtown parking should be:
–
–
–
–
–

Parking: Demand






Metra Commuters
Downtown Businesses, Restaurants, Retail, etc.
Employees
High School Students, Staff and Visitors
Special Events

Easy to find
Convenient (close to destination points)
Provide a good level of comfort
Serve many different types of land uses
Promote a vibrant, interesting Downtown

Parking: Inventory
 Study zone bounded by:
–
–
–
–

Anthony Street (north)
Park Boulevard (east)
Hillside Avenue (south)
Western Avenue (west)

 High School parking also included in inventory.
 Total inventory of 3,236 spaces:
– 1,099 public
– 1,723 business (private)
– 414 street
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Parking: Study Zone Map

Parking – Findings…
 How many parking spaces were occupied on a
typical weekday?
–
–
–
–
–
–
–

Parking: Categories Map

Purple zone: 45% full
Blue zone: 70% full
Green zone: 83% full
Yellow zone: 64% full
Orange zone: 57% full
Red zone: 66% full
Overall: 60% full

Parking – Findings…
 How full were the large public parking lots on a typical weekday?

Source: Village of Glen Ellyn

–
–
–
–
–
–
–
–
–
–
–
–

Duane/Lorraine: 80% full
Main/Pennsylvania: 30% full
Schocks: 75% full
Crescent/Glenwood: 90% full
U.P. West: 90% full
Train A: 90% full
Train B: 75% full
Train C: 100% full
Train D: 75% full
Park/Montclair: 60% full
South Main: 50% full
CC Lot: 75% full

Parking - Conclusions
 Points for Consideration:
–
–
–
–
–
–

Historic

Current parking restrictions (permits, time limits, etc.)
Proximity of parking to destination points
Perception of how easy or hard it is to find a space
Special event parking
Is current traffic flow user-friendly?
Is more parking needed in the Downtown area?
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Historic Preservation: Overview

Map: Historic Inventory

Preliminary Historic
Resources Survey Map

 Heavy concentration of historic commercial
buildings along Main Street
– Secondary Pennsylvania, Crescent, Duane

 Buildings typically from 1890’s or 1920’s era
 Many buildings well preserved with minimal
alterations
 Disconnection along Pennsylvania & Crescent
Red = Landmarks, Outstanding Historic Significance
Orange = Historically Significant

Historic Preservation:
Architectural Styles

Yellow = Contributes to Historic Character
Gray = Non-contributing, Less than 50 yrs old

Historic Preservation:
Disconnection on Pennsylvania

Historic Preservation Programming Notes
 Preserve special character of Glen Ellyn
 Maintain/restore original facades and storefronts
 Infill and new construction sensitive to the character of the Downtown
–
–
–
–
–
–

Planning

Materials
Details
Roof lines
Massing
Style
Scale

 Glen Ellyn heritage key asset to the development revitalization
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Existing Comprehensive Plan: Excerpts

Existing Comprehensive Plan: Land Use

 The Downtown is the “historic commercial and multi-purpose focal
point” in Glen Ellyn.
 Retail is primarily along Main Street and Crescent Boulevard.
 Glen Ellyn’s Depot is the Union Pacific West Line’s busiest
commuter station.
 Parking is not well-distributed.
 “Upgrade the image, appearance and convenience” of the
Village’s Downtown streets, buildings, parking lots, and open
spaces.
Source: Comprehensive Plan, Glen Ellyn, Illinois (April 2001)
Prepared by: Trkla, Pettigrew, Allen and Payne, Inc. with Parsons Transportation Group

Existing Comprehensive Plan: Downtown Guidelines

Maps: Existing Public/Private Property Ownership

Existing Comprehensive Plan: Development Sites

Maps: Existing Building Height
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Maps: Existing Land Use

Maps: Existing Zoning
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10

Charette

Charette: A design-based brainstorming session.
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History of Downtown Glen Ellyn

Downtown Advisory Committee
Meeting #2
Downtown Strategic Plan
Village of Glen Ellyn, Illinois
Monday, August 4, 2008

The Region

Community Context Analysis
Wheaton
Wheaton

Downers
Downers
Grove
Grove

Community Organizations







Chamber of Commerce
Downtown Glen Ellyn Alliance
Economic Development Corporation
Go Downtown!
Historical Society
Citizens for Glen Ellyn Preservation

Village Resources






Department of Planning and Development
Police Department
Volunteer Fire Company
Public Library
Park District
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Other Public Resources
 Schools
–
–
–
–

College of DuPage
Glenbard Township High School District 87
Glen Ellyn School District 41
Community Consolidated School District 89

 Milton Township
 DuPage County

Neighbors – Downtown Downers Grove








Village is Focusing on Public Plazas and Greenspaces
Lots of Interest in Housing
Downtown Parking Garage
Developer-Friendly Attitude
Tax Increment Financing (TIF) Use Encouraged
Downtown Management Corporation
Pattern Book
An “existing conditions” report of downtown buildings – a precursor
to the development of design guidelines.

Neighbors – Downtown Wheaton








Downtown is a Focus of Community Representatives
First Trust Portfolio Headquarters (Office, Retail, Parking)
Courthouse Square (Residential)
Hired a Retail Consultant (Recruit and Retain Businesses)
Pedestrian Underpass
Affordable Housing
Green Initiatives

Downtown Glen Ellyn – Key Thoughts
 Strong history
 Nurture and incorporate into Downtown’s “brand”
 Enhance
–
–
–
–

Historic character
Downtown events
Coordination
Communication

Downtown Boundaries

Public Participation Analysis
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Downtown Destinations

Downtown Dislikes

Downtown Points of Access

Main Street Design Studio

Town Hall Charette – Key Words








Connectivity
Cultural
Aesthetic Identity
Lively
Cohesive
Financially Viable
Train Issues







Charette

Parking
Attractions
Arts-Related Gathering Place
New Train Station
Men’s and Teen/Young Adult
Clothing Lifestyle Stores
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Design Studio – Annotated Conversations

Design Studio – Community Drawings

Town Hall Meeting – Main Street Design Studio Review

Design Studio – Potential Reinvestment Locations










Retain Character
Address Parking
Sustainable Retail, Entertainment, Shopping, and the Arts
Create an Arts District
Historic Tourism
Retail Exit Interviews
Underpass or Overpass at RR
Eliminate the Perception of “Red Tape”

Design Studio – Potential Parking Locations

Design Studio – Potential Greenspaces
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Design Studio – Potential Circulation Issues

Survey – Response Summary

Survey – Downtown Activities

91% Visit the Downtown at least one time per week.
50%
41%

Design Studio – Potential Depot Locations

of which visit the Downtown 1-5 times per week.
of which visit the Downtown more than 5 times per week.

47% Dine at a Downtown restaurant at least once per month.
40% Purchase goods and services from Downtown merchants
at least once per month.

Eat
Shop
Recreate
Commute
Other
Work

88%
77%
41%
40%
26%
18%

(Utilize Metra and/or Pace Bus)

Note:
Note: Respondents
Respondents were
were asked
asked to
to check
check all
all that
that applied
applied to
to their
their situation.
situation.

Other Ideas from the Community

Survey - Images

First
First

Second
Second

Third
Third

Fourth
Fourth

Fifth
Fifth

Sixth
Sixth
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Other Ideas from the Community

Public Comments - Themes
Parking

employee, customer, commuter, garage, event

Businesses – recruit

anchor, men's, kids, teens, affordable

Businesses – retain

keep what we’ve got

Circulation

consider eliminating the one-way streets, keep
the one-way streets, build a pedestrian
underpass at the tracks

Design

buildings, streetscape, signage

Oak Brook Promenade

Public Comments - Themes
Ambiance

historic, Tudor, trees, flowers, plants,
awnings, brick sidewalks and crosswalks,
signs, “plaza streets”, greenspace

Organizations

overlapping functions, might need all

Events

Jazz Festival, Taste of Glen Ellyn, Fourth
of July, Trick or Treat, Holiday Walk…
want more

Maintenance and Upgrades

building exteriors, building interiors,
streetscape

Market Analysis

Schedule
Next Steps
– DAC Meeting #3
 Land Use
 Public Policy
 Physical Conditions
 Circulation and Transportation
 Civic Spaces and Events
 Vision, Goals and Objectives

– DAC Meeting #4
 Concept “Bubble Diagram” Review
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CITIES ARE ORGANIC LIVING ENTITIES
THAT MUST CONSTANTLY REINVENT THEMSELVES
To be sustainable, Downtown must:
CREATING AN ENHANCED,
SUSTAINABLE DOWNTOWN GLEN ELLYN

 contribute to the health and functionality of the Village
 be a highly specialized mixed-use cluster

Glen Ellyn
Downtown Advisory Committee

 improve lives of residents and productivity of businesses

August 4, 2008
By Aaron N. Gruen
Gruen Gruen + Associates
Urban Economists, Market Strategists
and Land Use/Public Policy Analysts
CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

DOWNTOWN GLEN ELLYN SURROUNDED
BY POWERFUL COMPETING AGGLOMERATIONS

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

RELATIONSHIP BETWEEN RETAIL SUPPLY & DEMAND
IN GLEN ELLYN & WHEATON MARKET AREA

DOWNTOWN GLEN ELLYN SUPPLY COMPETITION

Estimated Balance of Primary Market Area Retail Supply and Demand: 2008-2013
2008
# Square Feet

2013
# Square Feet

Estimated Retail Demand

1,414,000

1,509,000

Estimated Retail Supply 1

2,965,000

2,995,000

Estimated Supply Surplus

(1,551,000)

(1,486,000)

1

2013 estimate includes future identified supply of approximately 30,000 square feet of
retail space.
Source: Gruen Gruen + Associates
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OFFICE MARKET

RESIDENTIAL DEMAND IN
GLEN ELLYN & WHEATON MARKET AREA

Office Market Conditions

Estimated Annual Demand from Younger-Age and
Older-Age Households in the Primary Market Area: 2008 - 2013

• The East-West Corridor office submarket - 40 million square feet of office space and a
high vacancy rate of over 20 percent.
• Of the approximately 532,000 square feet of office space in Glen Ellyn not in the
Downtown, approximately 115,000 square feet of space is vacant - 22 percent.
• Gross annual rental rates range from approximately $13 to $20 per square foot, below
the East-West Corridor average for Class B office space.

Position in the Office Market
• Downtown Glen Ellyn does not have an image as, or inventory of space for, corporate
office users.
• Glen Ellyn does not currently contain a critical mass of office space users, office space
inventory, and set of support services and amenities that corporate office space users
require.
• The Downtown does not provide significant agglomerational advantages for major office
space users.
CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

Total 2008-2013
(Annual Average)

2008

2009

2010

2011

2012

2013

Number of
Younger-Age
Households With
Annual Income
Greater than
$50,000 that May
Move Within a
Year1

211

211

212

212

212

212

1,270
(212)

Number of OlderAge Households
that May Move
Within a Year2

155

160

165

171

177

183

1,011
(169)

TOTAL DEMAND

366

371

377

383

389

395

2,281

1
2

Based on potential annual turnover rate of 7.7 percent.
Based on potential annual turnover rate of 2.2 percent.
Sources: U.S. Census, 2000 Census, 2006 American Community Survey; Claritas, Demographic Trends Report;
Gruen Gruen + Associates.
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ATTEMPTING TO MAINTAIN STATUS QUO
BY REPLICATING THE PAST WON’T WORK

THE PALLET OF USES CONTAINED
IN URBAN CORES AND DOWNTOWNS HAS NOT CHANGED
Urban Cores and Downtowns provide interacting:

A successful Downtown:
 presents a coherent blending of old and new
 presents a distinctive sense of character and of place
 responds to shifting consumer priorities and preferences
 relates to technologies and institutions operating in today’s economy
Cincinnati as an Example of Failing to Capture Opportunities by Attempting
to Recreate the Past and Avoid Change
Mistakes Made:
1. Subsidizing Department Stores
2. Over the Rhine, Cincinnati

 markets
 productivity-enhancing work places
 administrative public functionaries
 cultural and recreational gathering places and events
 housing
 transportation and communication links
 safety

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

THE SEQUENCE OR TIMING OF DEVELOPMENT OF LAND
USES IN DOWNTOWNS HAS CHANGED

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

“FOLLOWING
FROM THE FRONT”

Traditional model of development and growth:
1. Separation of land uses
2. Office emphasized as first part of sequence
3. Followed by cultural/retail
4. Housing permitted on fringe or on sites not suitable for preferred
core uses
New model for many Downtowns:
1. High-end housing a key component
2. Retail/recreational and cultural uses
3. Offices with knowledge-based jobs following workers to their homes
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Paris Café,
French Revolution

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

PRIMARY BUILDING BLOCKS OF
A SUSTAINABLE DOWNTOWN
Creation of residential, shopping, working and recreation clusters
 Create user- and visitor-friendly environment while offering experiential attractions of a
true mixed-use activity center
 Encourage clusters to be linked together to generate positive spillover between clusters
 Linkage between uses critical. The more disjointed and spread out, the more difficult it is
to realize spillover benefits and achieve longer-term sustainability
A central plaza and public gathering space link historic mill
buildings now redeveloped as dense clusters of housing,
commercial and civic uses in Downtown Lowell (MA)

Pedestrian trails, streetscape linkages, signage, and outdoor
gathering spaces encourage pedestrian movement and
connect activity nodes in Downtown Bethesda (MD)

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

The Third Street Promenade in Downtown Santa Monica (CA) connects small street front shops and boutiques, restaurants, and
entertainment uses with the Santa Monica Place shopping mall and various civic buildings

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

2

ADVANTAGES TO BUILD UPON
•
•
•
•

Geographic centrality to affluent neighborhoods
Accessibility to highway linkages and Metra station enhances
accessibility and stimulates commuter demands
DuPage Medical Group serves as employment/health care
anchor and source of demand
Growing base of restaurants, grocery store, and specialty retail

DISADVANTAGES IN DOWNTOWN GLEN ELLYN

Disadvantages include:
 lacks concentration of major office and large base of residential units
 lacks critical mass of attractions
 perception of parking constraints
 obsolescence of building space
 poor streetscape conditions in some locations
 growth of retail outside Downtown
 disjointed, divided by train tracks

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

HOW TO MAKE DOWNTOWN REVITALIZATION
HAPPEN WITH MUNICIPAL ENTREPRENEURSHIP

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

RECOMMENDED STRATEGIES

 Listen carefully to private players in order to gain benefit of their
experience and market insight but don’t wait for the developers to tell you
how the market works when they respond to city plans or ask for variances
to it

 Grant variances to height and bulk restrictions for projects whose
designs meet not only aesthetic standards but will create effective
pedestrian linkages and positive spillover to adjoining buildings and
agglomerations

 Capital actions and direct assistance to private property developers
must be informed by understanding of real estate economic dynamics
within the downtown area, as well as the competitive conditions of regional
markets that must be profitably served

 Facilitate development of a critical mass of dining, cultural and
recreational magnets and market rate residential units
 Nurture and retain existing and incubate new businesses

 Planners and policy makers should have their own play book of local
real estate economics
 Use real estate investment models that indicate land values likely to be
supported by candidate uses at prevailing and expected rents

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN
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RECOMMENDED STRATEGIES
 Enhance Connections and Engagement with College of DuPage (e.g.,
Global Art Festival, band shell, event programming, business assistance,
Culinary Market)
 Enhance Event Programming
 Augment Parking
 Enhance Way-finding and Signage
 Create Iconic Gathering Space and Greenway, Integrated with
Housing

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN

CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN
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GRUEN GRUEN + ASSOCIATES (GG+A)
The urban economists, sociologists, market and financial analysts, demographers and statisticians of Gruen
Gruen + Associates (GG+A) are dedicated to helping make the best use of land, real property and urban and
environmental resources. GG+A provides public and private entrepreneurs with contract research and
analysis, consulting, and pre-development services. Our clients develop, lease, manage, sell and influence
real property. GG+A helps them realize the highest returns from their efforts.
All of GG+A’s work is bounded together by a common thread: the economics of land use. Land use is a
complex phenomenon involving public policy, fiscal resources, market dynamics, demographic trends,
finance, infrastructure, and a host of other factors that collectively comprise the urban system. As specialists
in the economics of land use, GG+A serves a broad variety of public and private sector clients.
WEST COAST
564 Howard Street
San Francisco, CA 94105
(415) 433-7598
(415) 989-4224 (fax)

MIDWEST
1121 Lake Cook Road, Suite A
Deerfield, IL 60015
(847) 317-0634
(847) 317-0643 (fax)
www.ggassoc.com

APPLYING KNOWLEDGE, CREATING RESULTS, ADDING VALUE
CREATING AN ENHANCED, SUSTAINABLE DOWNTOWN GLEN ELLYN
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A Brief History of Downtown Glen Ellyn

Stacy’s Corners circa 1848

From the Glen Ellyn Historical Society
Presented by Dan Anderson, August 4, 2008
for the Downtown Advisory Committee meeting

pre-1900 Glen Ellyn was a

“… small sleepy country village …”

Madame Rieck …

The Glen Ellyn Hotel, 1893

All of Glen Ellyn in 1906

and her “guest” house.
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1893 – The Ehlers Hotel

1908 – Main Street

Corner of Main & Crescent looking north

Looking north toward Pennsylvania

Boyd Brothers Hardware in 1892

1892 Boyd Brothers Hardware
as it looks today

1906 – Main Street

c.1931- the same block 25 years later

(looking south from Pennsylvania)

(looking north from Crescent)

2

1906 – Main Street looking south
across the railroad tracks

Main Street looking north from Hillside

1907 – Crescent Blvd. at Main St.

1913 – Crescent Blvd.

Looking east past the train station

Across from the train station

1903 – First auto in Glen Ellyn

c.1900 – The Miller brothers
and their ice wagon

(A red Franklin Touring Car)

1928 – just 22 years later

3

1920 – The Miller brothers auto
dealership and garage on Crescent

1927 – Miller brothers dealership is
joined by the Glen Theatre

The same scene today

1963 – The Glen Theatre
(with bowling alley)

1911 – DuPage County State Bank building

c. 1929 – Glen Ellyn State Bank

at NW corner of Crescent and Main

at NE corner of Crescent and Main
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at the same corner

1928 –
The new Duane Street School

1966 – Looking north on Main Street

Mason’s Department Store

(from above the railroad tracks)

1932 – 1985

What is our history telling us?

The Glen Ellyn Historical Society History in

1893 – The Ehlers Hotel

the Making
Stacy’s Tavern Museum
571 Geneva Road, Glen Ellyn
Glen Ellyn Center for Historical Research
800 N. Main Street, Glen Ellyn

Our mission is to research, preserve and present
the history of our community.
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Downtown Advisory Committee
Meeting #3
Downtown Strategic Plan
Village of Glen Ellyn, Illinois
Wednesday, September 3, 2008

Tonight’s Primary Goal
Receive feedback on the

“big issues”

Review and Discussion
1.
2.
3.
4.
5.
6.
7.

Circulation and Transportation
Land Use
Public Policy
Physical Conditions
Civic Spaces and Events
Goals and Objectives
Next Steps

Circulation and Transportation

Circulation and Transportation




Short-Term Parking Recommendations
Long-Term Parking Recommendations
Structure Concepts

Parking Supply

1

Off-Street Parking – Public

Off-Street Parking – Private

On-Street Parking

Total Parking

General Parking Stalls – Off-Street

General Parking Stalls – On-Street
50

18
12

247

21

46

66

45

34 17

after
after 2:00
2:00 p.m.*
p.m.*

55

51

after
after 11:00
11:00 a.m.*
a.m.*

29
84

39
14

80**

28

12

24
10

19

14
18

** Average
Average number
number of
of stalls
stalls available
available Monday-Friday.
Monday-Friday.
**
** Includes
Includes parking
parking for
for Civic
Civic Center
Center employees.
employees.
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Parking Structures – Ramp Concepts

Parking Structure

Suggested Structured Parking
Ideal “Basic” Structure

Suggested Structured Parking
Site Description

Site
Dimensions

Demolition

Street Access

Main/Pennsylvania lot

250' x 500'

Yes, some required

Anthony/Main/Pennsylvania

East of Glenwood between Pennsylvania and Crescent

300' x 300'

Yes, some required

Pennsylvania

Crescent/Glenwood lot

800' x 65'

Minimal or none

Prospect/Crescent

Southwest corner of Pennsylvania and Forest

300' x 200'

Yes, some required

Pennsylvania/Forest

East of Park between Crescent and the tracks

250' x 500'

Minimal or none

Crescent

Duane/Lorraine lot

600' x 150'

Minimal or none

Duane

South Main lot

450' x 180'

Minimal or none

Main/Glenwood

Civic Center lot

230' x 100'

Minimal or none

Duane

Park/Montclair lot

900' x 65'

Minimal or none

Park/Montclair

Sample Parking Structure Illustration

Two-Way Traffic
3-Dimensional Diagram

Floor Plans
Source:
Source: URS
URS Corporation
Corporation
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Existing One-Way Traffic Patterns

Existing Main Street Cross-Section

1971 Transportation and Circulation Plan

Overpass/Underpass
Legend
Legend
Vehicular
VehicularPath
PathofofTravel
Travel
Bridge
Bridge
Pedestrian
PedestrianWay
Way
At-Grade
At-GradeCrossing
Crossing

Suggested Depot Locations

Train Station Location
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Preliminary DAC Feedback
 Review and implement short-term parking
strategies
 If a parking structure is supported, plan, finalize,
and implement ASAP

Land Use

Land Use








Community Greenspace
Mixed-Use
Office and Service
Multiple Family Residential
Single Family Residential with Accessory Dwelling
Civic and Institutional
Parking

Public Policy




Zoning
Appearance Review Guidelines
Sign Code

Public Policy

Preliminary DAC Feedback
 Most immediate changes in the
Central Business District (CBD)
– Outdoor dining
– Outdoor beautification and signage

 Keep “Shoe Repair” and “Locksmith” as-is
 Keep “Laundry”…it’s an opportunity to shop
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Preliminary DAC Clarification
“Wholesale merchandising and storage
warehousing may be considered as a special use,
provided the use is incidental to a permitted use
and not within the first 20 feet of a storefront.”

Physical Conditions

Page 4-5 C5A Special Use #45
Page 4-8 C5B Special Use #37

Physical Conditions





Properties Susceptible to Change

Historic Preservation
Streetscape
Financing
Sustainability

Fire Station Property

Preliminary DAC Feedback





Walkable year-round
Immediate repair
Long-term use of pavers and tree grates
Snow and ice removal

6

Civic Spaces and Events

Civic Spaces and Events






Events
Programming
College of DuPage
Iconic Gathering Space

Preliminary DAC Feedback
 Fountains/running water displays and benches –
whenever possible
 Downtown Glen Ellyn Alliance
–
–
–
–
–

Goals and Objectives – Themes








Goals and Objectives

Formed several years ago
Event programming
Funding a major concern
Volunteers have businesses to run, but have great ideas
Need paid event planners to oversee the events

Define
Attract
Retain
Share
Coordinate
Create
Maximize

Goals and Objectives
Define
– Define what constitutes “success”.
– Define what a good retail mix is.
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Goals and Objectives

Goals and Objectives

Attract

Retain

– Draw residents Downtown and make it “cool” enough to
draw people from elsewhere; make the Downtown a
destination.
– Make the Downtown a place where restaurants and
stores want to be; where Glen Ellyn is being sought out.
– Don’t lease tenant spaces to “just anyone”.

– Keep the businesses we have, reduce turnover.
– Ensure a friendly retailer environment.

Goals and Objectives

Goals and Objectives

Share

Coordinate

– Make people want to share with one another.

– Coordinate with all
groups/organizations/Village/Chamber/EDC and create
a plan that everyone supports.
– Make it easier for businesses to open; eliminate
roadblocks.

Goals and Objectives

Goals and Objectives

Create

Maximize

–
–
–
–

Create incentives for businesses.
Make a parking system that works.
Create a “buzz” and a “bustling” Downtown.
Establish better standards for property improvement and
maintenance.
– Provide signage and wayfinding.

– Maximize current assets such as the theater.
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Next Steps

Thank you!
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Table of Contents
Legend

 Concept #1: The Glen
–
–
–

Land Use
Transportation & Circulation
Civic and Open Space

 Concept #2: Main Street
–
–
–

Land Use
Transportation & Circulation
Civic and Open Space

 Vignettes
–
–
–
–
–

Main Street Streetscape
The Glen Plaza
Pennsylvania Avenue Residential
McChesney and Miller
Outdoor Marketplace
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Concept
#1
The Glen
The Glen concept builds a downtown that harkens back to the origin and
namesake of the Village by featuring a lush, well-landscaped, greenway that
traverses the Downtown valley. This concept will entirely remake the image,
character and experience of the Downtown by branding the town center as a
green oasis. The design concept softens the railroad corridor and connects
Lake Ellyn Park, Danby Park, and Hoffman Parks via a continuous
greenway. The greenway, in some instances, will be actual park areas, and
in other instances will be well-landscaped parking fields or rights-of-way.

Concept #1: The Glen

Infill Residential Development (1)

The Glen concept creates an environment that is unique in the region and
thus a destination for residents, visitors, and consumers. The existing and
future businesses that locate in the Downtown will take advantage of the
splendor, recreational activities, and special event programs. The economy
of the Downtown is improved through enhancement of the unique physical
character, creating the opportunity for re-branding.

Fire
Station

Post
Office
Parking

The greenway is a narrow park-like setting that builds off the existing Illinois
Prairie Path amenity. From the Prairie Path, Downtown visitors can pass
through an inviting, safe, and vine-covered pedestrian underpass next to the
Glen Ellyn Train Station. The underpass is wheelchair-accessible and
accommodates walked bicycles.

GOR

The proposed Lake Ellyn Trail is within the Downtown area and connects the
Glen Ellyn Train Station to Lake Ellyn via a 1.5-mile looped path that people
of all ages can use to walk, run, bike, and rollerblade. Young families can
go for a summer evening bike ride that is not too long, and it is close to
home.

Redevelopment Site

The Glenbard West High School is within a convenient distance from
Downtown. Students have the option of walking to an after school job with a
Downtown merchant, or participating in programs along the greenway and
under the canopy of trees. The greenway is designed to create a pleasant
connection to the Public Library, shops or other destinations in the
Downtown. Residents and visitors alike can visit the double-sided shops
that line the south side of the Illinois Prairie Path and the north side of
Duane Street between Glenwood Avenue and Park Boulevard.

Library

GOR

GOR

Parking

GlenOriented
Retail
(GOR) (2)
College of
DuPage

The new Glen Ellyn Train Station is the transit center of the Downtown, and
is flanked by two public parking structures along Forest Avenue. The
structure to the north sits behind a plaza fronting Crescent Boulevard within
the Forest Avenue right-of-way. The structure to the south is across the
street from a College of DuPage satellite campus center, where off-campus
classes would be taught and shared Downtown and College activities and
events would be coordinated.

Redevelopment Site

Civic Center

Downtown attractions such as the Glen Ellyn Train Station, Glen Art
Theatre, Library, Post Office, Glenbard West High School, Lake Ellyn, Lake
Ellyn Boat House, Civic Center, and Fire Station, are cornerstones of the
Downtown and are enhanced and maintained with pride.
The buildings and streetscape along Main Street are enhanced,
technologically upgraded, and remain largely intact. A major redevelopment
atop the South Main and St. Petronille parking lot properties close the gap
along the Main Street corridor and reinvigorate the southern end of the
Downtown with shopping, living, working, and parking opportunities.
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Pockets of new construction and/or transformed historic buildings enhance
the northwest quadrant of the Downtown, including properties along
Crescent Boulevard, Pennsylvania Avenue, and Anthony Avenue.
Occupants include artists, technology start-ups, designers, and other
incubator businesses.

Overview Map

1)
2)

Infill Residential Development is multiple-family and/or townhouse development that respects the context of its neighbors by having similar setbacks, heights, materials, rooflines, etc., of the adjacent buildings.
Glen-Oriented Retail (GOR) is retail that has multiple storefronts – one facing the greenway along the railroad tracks and the others facing public streets such as Duane Street and Main Street.

Concept
#1
Land Use

Concept
#1
Transportation & Infrastructure

1.

1.

2.

3.

4.

Residential
• Convert the Downtown into a dense mixed-use neighborhood with a variety of residential
products and price-points. Maximize the number of residential units in the Downtown to ensure
an active evening and weekend population. In addition, the young professional and emptynester residents share the convenience of commuting into Downtown Chicago via Metra without
the need for Downtown commuter parking.
• Provide a variety of residential unit types including rental apartments above first floor retail in the
core Downtown area; mid-rise condominiums, garden condominiums, and townhouses
surrounding the Downtown core; and existing single family homes with new accessory dwelling
units on the periphery of the Downtown.
Retail
• Construct new space and renovate existing space to meet the needs of modern retailers.
• Create retail space that features outdoor connections including sidewalk cafes and views to the
Glen (the greenway along the railroad tracks).
• Strategically locate transit-oriented retail in the line of pedestrian travel between parking garages
and the train station, including the Train Station concessionaire.
• Incorporate a mix of affordable necessity merchandise with the upper-end boutique
merchandise.
• Build upon & expand the success of Downtown restaurants & capitalize on recruitment of the
College of DuPage.
• In addition to all building entrances facing public streets, construct entrances facing the Illinois
Prairie Path.
Mixed-Use
• Ensure mixed-use buildings contain first floor retail, particularly those located along the Glen, the
rail corridor, Main Street, and portions of Crescent Boulevard, Pennsylvania Avenue, and Duane
Street. Encourage office and residential on the floors above.
• Consider shared parking (1) and public parking options to address a need for any additional
parking demand.
Office
• Build upon the existing medical anchor by expanding the office uses in the Downtown, thereby
increasing employment opportunities and increasing the daytime population in the Downtown.
• Encourage the incubation of start-up professional office businesses.

2.

Mixed-use
Mixed-usebuildings
buildingswith
withfirst
first
floor
floorretail
retailand
andrental
rentalapartments
apartments
or
oroffice
officeabove.
above.

3.

Condominiums
Condominiumssurrounding
surroundingthe
the
Downtown
Downtowncore.
core.
Build
Buildupon
uponthe
theexisting
existingmedical
medical
anchor.
anchor.
Allow
Allowexisting
existinghomes
homestotohave
have
accessory
accessorydwelling
dwellingunits
unitson
onthe
the
periphery
peripheryofofthe
theDowntown.
Downtown.

1)

4.

Shared parking allows different businesses to utilize the same parking stalls when they have different peak usage times (i.e. an office building has a high
daytime parking demand, while a sit-down restaurant may have a high evening parking demand).

5.

6.
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Infrastructure
• Adopt design and construction standards that include state-of-the-art green and LEED-related
design guidelines to promote community linkages, technology, and communications, along with
environmental best management practices.
The Glen
• Improve the rail corridor and the Lake Ellyn area as the most prominent corridor in the
Downtown. “Attractive”, “green”, “natural”, and “active” should be adjectives that describe the
backbone of the Downtown.
• Open two-way traffic throughout the Downtown and parallel parking creates wider pedestrian
sidewalks.
• Special lighting adds illumination, vibrancy, and safety along the streets, sidewalks, and bicycle
paths at night.
Green Streets
• Develop a street hierarchy such that all streets are tributaries to the rail corridor. “Tributaries”, in
this case, means that the rail corridor is the predominant and most handsome and active corridor
in the Downtown, and each cross-street orients toward the rail corridor. The streets feeding into
the rail corridor should be subordinate to the rail corridor in terms of design.
Intersections
• Main & Hill – Create a gateway entry and celebrate the intersection as a threshold into the
Downtown.
• Main & Crescent – Prohibit the designation of a northbound left turn lane. Relocate the horse
trough to its original historic location. Complete a detailed traffic engineering analysis of the
roadway geometry. A preliminary recommendation includes:
o Northbound Main – No stop sign. No left turn lane. One through/right turn lane.
o Southbound Main – Stop sign. One right turn lane. One through/left turn lane.
o Eastbound Crescent – Stop sign. One right turn lane. One through/left turn lane.
o Westbound Crescent – Stop sign. One left turn lane. One through/right turn lane.
• Main & Hawthorne – Create a gateway entry and celebrate the intersection as a threshold into
the Downtown.
• Park & Hill – Create a gateway entry and celebrate the intersection as a threshold into the
Downtown.
• Lorraine & Kenilworth – Create a gateway entry and celebrate the intersection as a threshold
into the Downtown.
Bicycle & Pedestrian Network
• Develop Illinois Prairie Path improvement plans including several state-of-the-art bike station
nodes, where sheltered bicycle parking, air with tire gauges, and bicycle path maps and
information are available.
• Create a family-friendly 1.5-mile bicycle path that starts and ends at the Glen Ellyn Train Station,
with loops around Lake Ellyn and the Public Library.
• Design every bicycle and pedestrian right-of-way with international quality, scale, and splendor.
Main Street Depot and Railroad Commuter Parking
• Reconstruct the Glen Ellyn Train Station in its current location and establish it as the activity hub
of the Downtown and the rail corridor.
• The Station architecture should be spectacular and the building should be a civic anchor and a
Downtown landmark.
• Construct a Crescent Boulevard Kiss-n-Ride (a place for friends and family to drop-off
commuters).

4
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Downtown.
Structured
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PrairiePath
Path
totothe
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path
around
aroundLake
LakeEllyn.
Ellyn.
Structured
Structuredparking
parkingadjacent
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ForestAvenue.
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tributariestotoThe
The
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corridor.
Gateways
Gatewaysinto
intoDowntown
Downtown
(typical).
(typical).

7.
8.

Parking Structures
•
Construct two public parking structures. Locate the structures north and south of the tracks, east of Main Street,
and over and/or adjacent to Forest Avenue.
Taylor Avenue Underpass
•
Expand the underpass to accommodate two-way vehicular, pedestrian, and bicycle traffic.
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Concept
#1
Civic & Open Space
1.

2.

3.

AAfamily-friendly
family-friendlypathway
pathwayloops
loops
around
aroundLake
LakeEllyn,
Ellyn,through
through
Downtown,
Downtown,and
andaround
aroundthe
the
Public
PublicLibrary.
Library.

Glen Ellyn Station
• The Glen Ellyn Train Station is reconstructed in its current location, with upgrades such as
improved ADA accessibility, vendors with commuter-friendly goods and services, and familyfriendly features for those who utilize the Illinois Prairie Path and the Lake Ellyn looped path.
Greenway
• The greenway follows the Union Pacific Railroad, and connects Danby Park (1) and Hoffman
Park (2) from the west to Lake Ellyn to the east.
• A family-friendly 1.5-mile path starts and ends at the Glen Ellyn Train Station, with loops around
Lake Ellyn and the Public Library.
Civic Features
• The Glen Plaza. An informal community gathering place, and a location for seasonal
decorations such as the community Christmas tree.
• Existing Civic Buildings: The Civic Center, Police Department, Fire Station, Post Office,
Glenbard West High School, and the Public Library, all stay in their current locations; however,
expanding the services and upgrading the facilities are necessary to better serve the community.
• College of DuPage: The College of DuPage has its own satellite campus within convenient
walking distance of the Glen Ellyn Train Station, Illinois Prairie Path, Downtown businesses, and
the Duane and Forest parking structure.
• Library Park: The Duane/Lorraine public parking lot will be reconfigured into a parking lot in a
park-like setting.

Concept #2: Main Street

The
TheGlen
GlenEllyn
EllynTrain
TrainStation
Stationisis
reconstructed
reconstructedininits
itscurrent
current
location.
location.
College
CollegeofofDuPage
DuPagesatellite
satellite
campus.
campus.
Public
Publicparking
parkingbuffered
bufferedby
by
landscaping.
landscaping.

1)
2)

Danby Park is located at the west end of Glen Ellyn’s rail corridor near Duane Street and Kenilworth Avenue.
Hoffman Park is located at the west end of Glen Ellyn, near Hill Avenue and Lorraine Road.
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Concept
#2
Main Street

8

Concept
#2
Land Use
1.

The Main Street concept calls for the development of Main Street as the
foremost Downtown street or promenade that traverses north/south through
the heart of Downtown Glen Ellyn. It is the spine that connects Roosevelt
Road and St. Charles/Geneva Roads to the heart of the community via an
urban commercial streetscape.
The Main Street streetscape within the Downtown becomes a tree-lined and
bustling two-way promenade and the preeminent address of Glen Ellyn’s
rich architectural mix including multi-story brick- and cut stone-covered
commercial and mixed-use New England-style buildings. This thoroughfare
between Anthony Street and Hillside Avenue becomes the corridor that is
emphasized over all others. As decisions are made to locate cornerstone
businesses and retail establishments, Main Street is the premier location
and the beneficiary of the most prominent retailers and related uses. The
streets that feed into Main Street contribute to Main Street and are
subordinate in terms of design and uses.

McChesney
and Miller

The buildings and streetscape along Main Street are enhanced,
modernized, and remain largely intact. A major redevelopment atop the
South Main and St. Petronille parking lot properties close the gap along the
Main Street corridor with a new mixed-use building along Main Street, a
marketplace tucked in north of Giesche Shoes, and residential and parking
uses to the west. The Downtown attraction is Main Street itself, with an
urban park near the Illinois Prairie Path.

Post
Office

ce
Surfa

Parking

ng
Parki

2.

Six-Acre Redevelopment Site
Station

Glen Ellyn’s commercial and retail future is concentrated along Main Street,
which is Glen Ellyn’s Downtown primary shopping district. While residents
and visitors alike are enticed to visit the shops along Main Street, the other
Downtown streets continue to contribute. Obviously there are significant
commercial and other uses that will continue to bleed into other Downtown
streets. The intent is that these contributing streets become the focus of
dense residential development.

Library

A new six-acre urban residential neighborhood is located west of Main
Street, north of the railroad tracks, south of Pennsylvania Avenue, and east
of Prospect Avenue. Within the new development, one of the proposed
public parking garages will be located within close proximity to Main Street
and the relocated Metra Station. Occupants include young professionals,
empty-nesters, senior citizens, and young families. The existing businesses
are relocated to appropriate Downtown locations. McChesney’s, for
example, is relocated to the prominent location of the existing Fire Station.
Young's and others are similarly relocated.

Parking

Civic, Leadership, and
Learning Center
Main StreetOriented Development

3.
4.

The Glen Ellyn Train Station is relocated toward Main Street. The
intersection of the railroad and Main street becomes the Downtown transit
anchor. This new Downtown landmark includes vendors that provide
commuter-friendly goods and services and an outdoor patio and fountain
facing the intersection. The parking structures are located west of Main
Street, one on each side of the tracks.
The Civic Center is the subject of a metamorphosis. While retained as the
Civic Center, this old school building is converted into a “Leadership and
Learning” center. The Police Department is relocated to a more effective
operational location along Roosevelt Road. College of DuPage becomes
an anchor tenant and the grounds are converted into a significant park.

Residential
• Maximize the number of residential units in the Downtown to ensure an active evening and
weekend population in the Downtown. In addition, the young professional and empty-nester
residents can commute to Downtown Chicago via Metra without the need for Downtown
commuter parking.
• Provide a variety of residential unit types including rental apartments above first floor retail in the
core Downtown area; mid-rise condominiums, garden condominiums, and townhouses
surrounding the Downtown core; and existing single family homes with new accessory dwelling
units on the periphery of the Downtown.
• Concentrate a major six-acre residential development in the northwest quadrant of the
Downtown, including closing off Glenwood Avenue to the north of the tracks and a segment of
Crescent Boulevard west of Main Street. In addition, Pennsylvania Avenue is developed as a
neighborhood street. This redevelopment is made possible due to the Village’s effort to
assemble the property in partnership with the existing property owners and the private
investment community. A new internal intimate (perhaps private) street, bicycle, and pedestrian
system will be established within the Crescent/Glenwood area.
Retail
• Locate anchor commercial and retail tenants along Main Street. For example, the Village is to
work in partnership with families including the McChesney and Miller Grocery and Market who
are cornerstones to the Downtown. Prominent high-traffic and high-profile locations are targeted
for their businesses to assure their presence in the downtown for the future.
• Incorporate a mix of affordable and daily necessity merchandise in with the upper-end boutique
merchandise.
• Build upon and expand the success of Downtown restaurants.
• Focus all first floor retail storefronts to Main Street, and the first few hundred feet off Main Street
at Pennsylvania Avenue, Crescent Boulevard, Duane Street, and Hillside Avenue.
Mixed-Use
• Ensure mixed-use buildings are located in the Downtown core.
• Encourage office and residential uses on the floors above.
Office
• Build upon the existing medical anchor by expanding the office uses in the Downtown, thereby
increasing employment opportunities and increasing the daytime population in the Downtown.
• Encourage the incubation of start-up professional office businesses within existing tenant spaces
or within live/work units. (1)

Focus
Focusall
allfirst
firstfloor
floorstorefronts
storefronts
onto
ontoMain
MainStreet.
Street.
Concentrate
Concentrateaamajor
majorresidentialresidentialonly
onlydevelopment
developmentininthe
the
northwest
northwestquadrant
quadrantofofthe
the
Downtown.
Downtown.
Focus
Focusall
allfirst
firstfloor
floorstorefronts
storefronts
onto
ontoMain
MainStreet.
Street.

1)

A live/work unit is a building with a first floor business space and living space on the floors above. They should surround the Downtown core.

Overview Map
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Concept
#2
Transportation & Infrastructure
1.

2.

3.

4.

5.

6.

Infrastructure
• Adopt design and construction standards that include state-of-the-art green and LEED-related
design guidelines to promote community linkages, technology, and communications, along with
environmental best management practices.
Main Street
• Improve Main Street as the most prominent street in Glen Ellyn. “Handsome”, “elegant”,
“spacious”, “vibrant”, and “bustling” should be adjectives that describe the spine of the
Downtown. Open two-way traffic throughout the Downtown and parallel parking creates wider
pedestrian sidewalks.
• Special lighting adds illumination, vibrancy, and safety along the streets and sidewalks of the
Main Street corridor and its “tributaries” (see below).
Green Streets
• Develop a street hierarchy such that all streets are tributaries to Main Street. “Tributaries”, in
this case, means that Main Street is the predominant and most handsome corridor in the
Downtown, and each cross-street orients toward Main Street. The streets feeding into Main
Street should be subordinate to Main Street in terms of design.
Intersections
• Main & Hillside – Create a gateway entry and celebrate the intersection as threshold into the
Downtown. Examine the roadway geometry to convert Hillside into two-way traffic.
• Main & the Railroad Tracks – One lane northbound and one lane southbound.
• Main & Crescent – Prohibit the designation of a northbound left turn lane. Relocate the horse
trough to its original historic location. Complete a detailed traffic engineering analysis of the
roadway geometry. A preliminary recommendation includes:
o Northbound Main – No stop sign. No left turn lane. One through/right turn lane.
o Southbound Main – Stop sign. One right turn lane. One through/left turn lane.
o Eastbound Crescent – Stop sign. One right turn lane. One through/left turn lane.
o Westbound Crescent – Stop sign. One left turn lane. One through/right turn lane.
• Main & Anthony – Create a gateway entry and celebrate the intersection as a threshold into the
Downtown.
• Main & Hawthorne – Create a gateway entry and celebrate the intersection as a threshold into
the Downtown.
Bicycle & Pedestrian Network
• Develop Illinois Prairie Path improvement plans including several state-of-the-art bike station
nodes, where sheltered bicycle parking, air with tire gauges, and bicycle path maps and
information are available.
• Create an on-street bicycle network along neighborhood streets with low traffic volumes.
• Design every bicycle and pedestrian right-of-way with international quality, scale, and splendor.
Main Street Train Station and Railroad Commuter Parking
• Locate the Glen Ellyn Train Station at Main Street to reinforce pedestrian activity along the Main
Street corridor. This concept will require intensive coordination with Metra and Union Pacific
Railroad.
• Include a concessionaire, technology center, artwork, space for seasonal displays, and a kiosk.
• Construct a Crescent Boulevard Kiss-n-Ride (a place for friends and family to drop-off
commuters).
• Reconstruct commuter parking lots with new pavement materials so they don’t look like an
afterthought along the rail corridor.
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Concept
#2
Civic & Open Space
1.
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Downtown
Downtown(typical).
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3.

7.
8.

Parking Structures
•
Construct two public parking structures. Locate the north structure west of Main Street on Crescent Boulevard, and
the south structure south of Duane Street, on the east side of Glenwood Avenue.
Taylor Avenue Underpass
•
Expand the underpass to accommodate two-way vehicular, pedestrian, and bicycle traffic.
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Glen Ellyn Train Station
• The Glen Ellyn Train Station is reconstructed in a new location at the southwest corner of Main
Street and Crescent Boulevard to reinforce pedestrian activity along the Main Street corridor.
• Vendors with commuter-friendly goods and services will be in the retail areas in and surrounding
the Train Station and along Crescent Boulevard.
• This new station would include other civic features such as a plaza and fountain oriented to Main
Street.
• The station architecture should be spectacular, and the building should be a civic anchor and a
Downtown landmark.
Main Street
• Main Street serves as a well-landscaped, two-way urban promenade, and as a pedestrian-only
plaza during special events.
• North and south of the Downtown, Main Street is a tree-lined residential corridor lined with
historic and beautiful estates. Brick-paved intersections at the crossroads between Roosevelt
Road and St. Charles/Geneva Road signal the arrival to Downtown. Although it would be
desirable to have special pavement treatments at every intersection along the corridor, the key
intersections of Roosevelt Road, Fairview Avenue, Hill Avenue, Hillside Avenue, Anthony Street,
Hawthorne Boulevard, Oak Street, and St. Charles/Geneva Roads, should be the primary focus.
A landscape motif would be designed that is respectful of the existing neighborhood yet denotes
the road segment as the route to Downtown. Signage, street tree plantings, annual and
perennial plants and flowers in the parkways, and special solar-powered illuminated driveway
markers, are several elements that could be designed and installed along the two-mile corridor,
adding to the anticipation of arriving into Downtown Glen Ellyn.
Civic Features
• Urban Park: The park southeast of the new Station south of the railroad tracks will have brick
pavers, tables and chairs, plantings, and unique bicycle racks for Illinois Prairie Path users to
stop and enjoy Downtown Glen Ellyn on their journey.
• Civic Center Park: The park surrounding the Civic Center will be formal, green, and have
features and furnishings that make this passive recreation area an oasis-like retreat.
• Marketplace: The outdoor marketplace north of Giesche Shoes will accommodate a farmers’
market, Village events, and passive recreation by the public when not reserved for community
activities. It would not provide vehicular access to the parking structure to the west.
• Fire Station Relocation: The relocation of the McChesney and Miller Grocery and Market to the
existing Fire Station property will warrant a relocation of the Fire Station to an area north of the
railroad tracks and within – or as close to – the Downtown as possible.
• Police Station Relocation: Moving the Police Department to a new location near Roosevelt
Road will allow the officers to be located near an area where there are a greater number of calls
for service, and allows a portion of the Civic Center to be repurposed into a College of DuPagebased leadership and learning center.
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Vignettes
Main Street Streetscape
Vignettes
A
Main Street will be transformed into a
hometown street with two-way traffic, parallel
parking, wide sidewalks, street trees, and
special pavement in the intersection, viewed
from a vantage point elevated above the
railroad tracks looking north along Main
Street. The horse trough would be relocated
to the southeast corner of Main Street and
Crescent Boulevard as shown in the lower
right corner of the illustration.
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Vignettes
Pennsylvania Avenue Residential
B

C

Vignettes
The Glen Plaza

14

Forest Avenue is transformed into a public
plaza across the street from the Glen Ellyn
Station. Informal gatherings and street
performances will keep this alcove along
Crescent Boulevard active and an interesting
place to visit. The Glen concept only.

Pennsylvania Avenue will be transformed into
a residential neighborhood street with new
empty-nester- and young professionalaccommodating unit designs.
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Vignettes
Outdoor Marketplace
E

D

Vignettes
McChesney and Miller

16

The fire station transformed into a mixed-use
development with the McChesney and Miller
grocery and market occupying the first floor,
with office and/or residential uses above.
Main Street concept only.

An outdoor marketplace and new mixed-use
building north of Giesche Shoes in the
existing South Main parking lot. Main Street
concept only.
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Concept
Bubble Diagram & #1
Legend
 The Glen

Concept
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Legend
Legend

 Main Street
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Legend
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 1900 new residential units to be added to trade area
– Goal: Capture 10 to 20 % into Downtown

 255,000 s.f. of retail & restaurant in Downtown
– Condition = Saturation

 Primary Challenge: Creating a critical mass of a mix of synergistic uses:
– Eating and Drinking Establishments
– Cultural and Recreational Uses
 Enhance Event Programming
 Augment Parking
 Create an Iconic Gathering Space and Greenway

 Nurture Existing and Incubate New Retail and Office Businesses
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Parking

Background
Schedule To-Date

 Existing Parking Supply

 Community Stakeholder Interviews

– Uneven Distribution
– Private Parking limited

 Future Parking Supply

 Several Days
 91 Individuals Interviewed

Existing Parking Supply

 Main Street Design Studio

– Additional Parking is Needed

 “Town Hall” Charette
 Moved into Downtown for Three Days
 Wrap-Up Meeting

 New Residential Development
– Existing Standard: 1.5 - 2.0 stalls/unit

 New and Existing Downtown Events and Activities
– Waiting List for Merchant Parking Permits
– Parking Loss During Events
– Future Event Demand to be Determined

 Commuter Parking

194

166

 Downtown Advisory Committee Meetings
401

 Four Summer and Early Fall Meetings
 15 Representatives

213

– Current Expectation: 300-500 additional stalls
Public Parking Supply after 2:00 p.m.
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Vignettes

Vignettes
Main Street Streetscape
A

Vignettes
Pennsylvania Avenue Residential

C

Main Street will be
transformed into a
hometown street with twoway traffic, parallel
parking, wide sidewalks,
street trees, and special
pavement in the
intersection, viewed from a
vantage point elevated
above the railroad tracks
looking north along Main
Street. The horse trough
would be relocated to the
southeast corner of Main
Street and Crescent
Boulevard as shown in the
lower right corner of the
illustration.

Vignettes
The Glen Plaza

Forest Avenue is transformed into a public plaza across the street from the Glen
Ellyn Station. Informal gatherings and street performances will keep this alcove
along Crescent Boulevard active and an interesting place to visit. The Glen concept
only.

Vignettes
Main and Pennsylvania Mixed-Use
The fire station transformed into a mixed-use development with retail occupying the first floor,
with office and/or residential uses above. Main Street concept only.

Pennsylvania Avenue will be transformed into a residential neighborhood street with new
empty-nester- and young professional-accommodating unit designs.

B

Glen Ellyn Train
Station is ADA
accessible

D

•

Downtown
Strategic Plan
Short-Term Goals
E

Vignettes
Outdoor Marketplace
An outdoor
marketplace and new
mixed-use building
north of Giesche
Shoes in the existing
South Main parking
lot. Main Street
concept only.

Downtown
Strategic Plan
Long-Term Goals
 Parking structures will increase capacity for commuters, visitors, and merchants
and their employees, and free-up storefront parking for shoppers of Downtown
businesses.
 The Civic Center and other civic features will provide cultural, educational, and
recreational activities, and draw visitors to the Downtown.
 Residential living will draw more citizens to the Downtown, and reduce the
dependency on the automobile.
 A new Glen Ellyn Train Station development will create a Downtown architectural
landmark for the community and an inter-modal hub.
 Downtown parks offer additional opportunities for community events such as the
Taste of Glen Ellyn, live musical and theatrical performances, and other community
events.

Downtown
Strategic Plan
Your Input & Next Steps
 Civic Center Display
– November 3-7, 2008
– November 10-12, 2008

 Online Feedback
– November 3-12, 2008

 Two-way traffic on Main Street will provide more efficient downtown access and
consumer traffic.
 Gateway features at Roosevelt/Main, Hill Avenue, and Five Corners will announce
and attract consumers from each primary arterial.
 The looped-path will expand the Prairie Path through the Downtown.
 Enhanced storefronts will provide a uniform, clean, and architecturally attractive
appearance.
 Wayfinding signage will signal a fresh image and help orient visitors to and around
the Downtown.
 Public awareness of an improved parking systems will orient new customers and
visitors, providing clarity to large Downtown parking locations.

Downtown
Strategic Plan
Initiatives & Partnerships







Downtown business owners.
Prospective developers.
College of DuPage.
Residents.
Metra and the Union Pacific Railroad.
Neighboring communities.

Downtown
Strategic Plan
Your Input & Next Steps
 Visit
– www.glenellyn.org

 Select
– Downtown Strategic Plan
Project Website
– News Button
– Survey Link

Review and Discussion

Downtown Advisory Committee
Meeting #5
Downtown Strategic Plan
Village of Glen Ellyn, Illinois








Public Feedback Summary
Preliminary Goals and Objectives
Preliminary Vision Statement
Preferred Plan
Downtown Organizations
Next Steps

Thursday, November 20, 2008

Online Survey Preferences

Public Feedback Summary








The Glen, 2:1 over the Main Street concept
Two-Way Streets
Holiday Events
Fire Station Relocation
Pedestrian Underpass
General Participant Information
•
•
•
•

Downtown Shopper
Downtown Business Owner
Glen Ellyn Resident
Commuter from Glen Ellyn Train Station

77%
7%
95%
41%

Employee Parking Survey
Responses:
72 of 197
 Percent
37%
 Walk/Bike/Transit
25
 Permit Holders
138

Preliminary
Goals and Objectives

Top Three:
1.
2.
3.

Mon-Fri
Mon-Fri
Sat

2:00 p.m. to 6:00 p.m.
10:00 a.m. to 2:00 p.m.
noon to 5:00 p.m.

(271 full, 73 part)
(257 full, 62 part)
(148 full, 50 part)

Waiting List with 90 People

1

Sample of Downtown’s Problems











No critical mass of synergistic retail, culture, and other
attractions
Lack of Downtown living
Perception of cumbersome development review and
approval process
Low traffic volumes
Extensive retail competition in the market area
High lease rates and property taxes
Deficient maintenance of building exteriors and obsolete
building interiors
Lack of convenient parking
Unsafe intersections
Lengthy parking permit waiting list

Other Challenges





Village not perceived as business-friendly
Buildings and streetscapes need
maintenance and upgrades
The Downtown is disjointed
Inconvenient to travel to and within the
Downtown

Goal #1 – Residential
Increase the number of Downtown dwelling
units by 456 units, or 91 units per year, over
a five-year period.

Primary Challenge
The Downtown lacks a critical mass of
synergistic retail, restaurant, entertainment,
cultural, recreational, and other attractions
to improve the appeal of Downtown living.

Preliminary Goals and Objectives
1.
2.
3.
4.
5.
6.
7.
8.
9.

Residential
Retail and Restaurant
Events and Activities
Civic and Open Space
Office
Business and Development
Maintenance and Upgrades
Physical Conditions
Access

Goal #2 – Retail and Restaurant
Ensure a variety of Downtown retail and
restaurant establishments.

Source: Market Analysis and Strategic Action Plan for Downtown Glen Ellyn,
Gruen Gruen + Associates

2

Goal #3 – Events and Activities
Nourish and improve upon popular events
and create new traditions with more
community activities.

Goal #5 – Office
Nurture existing and establish additional
creative professional office opportunities.

Goal #7 – Maintenance and Upgrades
Reinvest in buildings and public ways to
improve the overall image and success of
the Downtown.

Goal #4 – Civic and Open Space
Establish Downtown Glen Ellyn as a unique
destination.

Goal #6 – Business and Development
Improve the Village’s development and
review process and the Downtown
organizational clarity and capacity, and
identify conditions for success.

Goal #8 – Physical Conditions
Create continuity between neighboring
buildings and across the railroad tracks.

3

Goal #9 – Access and Circulation
Establish a pedestrian, train, bicycle, and
automobile circulation system that is
pleasant and convenient.

Preferred Plan

Preliminary
Vision Statement

Land Use

4

Implementation – Overview

Preferred Plan – Greenway






Early Success Projects and Initiatives
Short-Term Projects and Initiatives
Long-Term Projects and Initiatives

Implementation – Greenway
1.
2.
3.
4.

Relocate Public Parking
Install Looped Path
Install Pedestrian Underpass
Plant Landscaping

Implementation – Main Street







Streetscape Design
Construction Documents and Phasing Plan
Temporary Relocation of On-Street Parking
Permanent Relocation of Horse Trough
Street Reconstruction
Installation of Landscaping, Wayfinding
Signage, Street Furniture, etc.



Pedestrian
Underpass
Looped Path

Preferred Plan – Main Street




Two-Way
Streetscape
Gateways
Horse Trough

Implementation – Events and Activities
1. Establish a New Downtown Organization
2. Plan and Coordinate New and Existing
Downtown Activities
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Preferred Plan – NE Quadrant




Glen Ellyn Train
Station
Glen Art Theatre
Forest Avenue
Parking Structure

Preferred Plan – SE Quadrant




Civic, Leadership,
and Learning
Center
Duane Street
Parking Structure

Implementation – College of DuPage
1.
2.

Meet with New COD President, Robert Breuder
Meet with Faculty:







3.

Business
Hospitality
Foodservice and Culinary Arts
Theater, Arts, and Film
Facility Management
Marketing

Implementation – Zone A Parking
1.
2.
3.
4.

Purchase Private Properties
Relocate Existing Businesses
Utilize Public Right-of-Way and Public Property
Design and Construct Forest Avenue Parking
Structure

Implementation – Zone B Parking
1.
2.
3.
4.
5.

Purchase Private Properties
Relocate Existing Businesses
Utilize “Train C” Parking Lot
Coordinate Illinois Prairie Path Realignment
Design and Construct Duane Street Parking
Structure

Preferred Plan – SW Quadrant




Mixed-Use
Development and
Outdoor
Marketplace
Hillside Avenue
Parking Structure

Program and Coordinate New Downtown Partnerships,
Events, and Activities
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Implementation – Zone C Parking

Implementation – Mixed-Use South

1.
2.
3.
4.
5.

1. Relocate Public Parking
2. Utilize South Main Parking Lot (east side)
3. Design and Construction by a Private Developer

Partner with St. Petronille Church
Purchase Hillside Avenue Properties
Relocate Existing Businesses
Utilize South Main Parking Lot (west side)
Design and Construct Glenwood Parking
Structure

Preferred Plan – NW Quadrant





Main and
Pennsylvania
Mixed-Use
Development
Fire Station
Relocation
Residential
Redevelopment

Implementation – Mixed-Use North
1.
2.
3.
4.
5.
6.

Purchase Pennsylvania Avenue Properties
Relocate Existing Businesses
Design and Construct a New Fire Station
Relocate Fire Station
Reassign Public Parking
Design and Construction by a Private Developer

Parking Needs



Circulation and Access

Convenient Parking
Merchant Parking Permits
–

90 on waiting list



Commuter Stalls



Replacement Parking

–
–
–
–
–

300 to 500 additional stalls
Public
Commuter
Merchant
Church and School
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Parking Zones
Parking Structure Areas
Zone A: Forest Avenue
Zone B: Duane Street
Zone C: Hillside Avenue

Zone E
Zone G

Zone D

Zone A

Zone F

Redevelopment Areas
Zone D: Crescent and Glenwood Residential
On-site parking, plus 50-100 stalls
Zone E: Main and Pennsylvania Mixed-Use
On-site parking, plus 50 stalls

Zone B
Zone C

On-Site Parking Only
Zone F: Commuter Parking Lots
Zone G: On-Site Parking

Retail
Public Parking
Commuter Parking
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Parking – Zone B
Pa
th

Parking – Zone A

Retail
Public Parking
Commuter Parking
Bicycle Parking

First Floor

Second Floor

Third Floor

a
Du

Rooftop
First Floor








Relocated Train A Lot Stalls
Relocated UP West Lot Stalls
Relocated Schocks Lot Stalls
Relocated On-Street Parking Adjustment in NE Quadrant
New Public and Commuter Parking
Total Forest Avenue Structure Estimate

d
oo
nw
Gle

ls
Hil















Relocated Duane/Lorraine Lot Stalls
Relocated South Main Lot Stalls
Relocated St. Petronille Lot #1 Stalls
Relocated St. Petronille Lot #2 Stalls
New Public and Commuter Parking
Total Glenwood Avenue Structure Estimate

Relocated Train B Lot Stalls
Relocated Train C Lot Stalls
Relocated Train D Lot Stalls
Relocated Civic Center Lot Stalls
New Public and Commuter Parking
Total Duane Street Structure Estimate

Third Floor

Rooftop

87
27
82
28
106
330

Downtown Organizations

ide

Second Floor

Second Floor

Public Parking
Church Parking
Commuter Parking
Residential

Parking – Zone C

First Floor

32
21
12
31
397
493

ne

Rooftop
Three Levels
19
126
20
90
-44
211

Four Levels

28
283
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Downtown Organizations
1.
2.
3.
4.
5.

Village
Chamber
EDC
Alliance
Go Downtown!

Next Steps

Next Steps – Estimated Timeline
Public Open House – December 2008
DAC members wanted!
DAC Meeting #6 – January 2009
Implementation
Draft Downtown Strategic Plan Report

Thank you!

Village Board Meeting – January 2009
Final Presentation
DAC spokesperson/spokespeople wanted!
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Workshop Agenda
 Background
–
–
–
–

Existing Conditions
Vision, Goals, and Objectives
Consultant’s Program and Analysis
Public Input

 Preferred Plan Review and Discussion
 Next Steps

Why a Strategic Plan?





Concerned about the economy of our Downtown.
Short term 2008/09 recession
Long term vision
Creating a traditional town center “Downtown” –
is a unique process!

Strategic Plan – In-progress
 Status of the Downtown Strategic Plan

Background
Project Management Update

–
–
–
–
–
–
–
–

Task 1: Data Collection and Analysis
Task 2: Market Analysis and Recommendations
Task 3: Two Concept Plans
Task 4: Preferred Plan Refinement
Task 5: Parking, Circulation, and Access Analysis
Task 6: Implementation Strategies
Task 7: Draft Report
Task 8: Final Report

Downtown Advisory Committee
















Rinda Allison, Chairperson
DAC
DACMeetings:
Meetings:
Dan Anderson, Historical Society
• • April
April
• • August
August
Iain Dickie, Architectural Review Commission
• • September
September
Linda Dykstra, Plan Commission
• •October
October
• •November
Scott Hamer, Chamber of Commerce
November
• •January
January2009
2009
Beth Howley, Go Downtown!
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
Jennifer Shannon, Downtown Restaurant and Property Owner

Existing Conditions

Downtown Trends of Concern

Regional & National Trends

Retail vacancy

 Transit usage

– 40% of Glen Ellyn’s vacancy is Downtown.
– 2-3% vacancy rates from 2002 to 2005 in
the Downtown.
– Downtown’s share of Village-wide sales is
down to 19% in 2005 from 21% in 2004.
– Downtown establishments are increasingly
service-oriented – consistent with national
trends.

Glen Ellyn’s Appetite for Change?
 People say they want change
 People say they want preservation
 We need to protect the business “legends”
–
–
–
–
–

Each and every merchant
McChesney and Miller
Leonard Memorial Funeral Home
Giesche Shoe Store
and more…

 We need to consider the businesses lost
–
–
–

Spice ‘n Easy
Daffy Down Dilly
and more…

Record ridership strains CTA, Metra, Pace—
and it’s likely to get worse
Lack of capital improvement catches up to transit agencies
Chicago Tribune, September 2, 2008

 Shrinking Downtowns
– Our Downtown is enveloped by single family
residential neighborhoods
– The trend is weaving greenspace into these
communities to make them more active

Glen Ellyn’s appetite to change - 1920’s
1906 – Main Street (looking south from Pennsylvania)

Glen Ellyn’s appetite to change - 1920’s
c. 1931 – the same block (looking north from Crescent)

Consultants Opinions

Market Analysis

Historic Preservation

 Cities are organic living entities that must constantly
reinvent themselves
 Retail
– Estimated Demand:
– Estimated Supply:
– Estimated Surplus:

 Office

1.4 million square feet
3.0 million square feet
1.6 million square feet

– East-West Corridor (I-88) Submarket:
– The Downtown does not provide significant
advantages for major office space users.

20% Vacant

 Residential (five-year period)

– Estimated Demand in the Market Area:
2,280 Units
– Estimated Future Supply in Downtown Glen Ellyn: 450 Units

Traffic & Public Parking

103

18
66

12

after 2:00 p.m.*

21

46
247

45
after 11:00 a.m.*

516

84

80**

* Average number of stalls available Monday-Friday.
** Includes parking for Civic Center employees.

Parking Needs



Convenient Parking
Merchant Parking Permits



Commuter Stalls



Replacement Parking

–
–
–
–
–
–

90 on waiting list
300 to 500 additional stalls
Public
Commuter
Merchant
Church and School

Our Observations

Our Observations

 Lack of an appropriate mix and supply of retail
establishments
 Lack of appropriate population density
(consumers) within walking distance of
Downtown
 A steady decline in the condition of many
buildings including inefficient and outdated retail
space in the downtown district

 A shortage of office space that will attract the
type of small businesses that can enhance the
image of Glen Ellyn
 A lack of amenities including such destinations
as recreation, entertainment, parkland, that
should be available both day and evening hours

Our Observations

Our Observations

 A shortage of “events” (cultural and general
entertainment) that will make downtown Glen Ellyn
a destination for residents and non-residents alike
 The perception of government-imposed obstacles
that make Glen Ellyn a difficult place to open and
operate a business

 Existing traffic patterns, (pedestrian, bicycle and
automobile), including the one-way streets, are not
conducive to an efficient flow of traffic to and
through the Downtown
 Parking is inadequate including the supply and
unbalanced distribution north and south of the
tracks
 Lack of a fresh brand that differentiates the
Downtown from adjacent villages

Voice of Glen Ellyn – Public Input

Public Feedback Summary

Online Survey Preferences





















Downtown Shopper
Downtown Business Owner
Glen Ellyn Resident
Commuter from Glen Ellyn Train Station

Responses:
72 of 197
 Percent
37%
 Walk/Bike/Transit
25
 Permit Holders
138
Top Three:
1.
2.
3.

77%
7%
95%
41%

Mon-Fri
Mon-Fri
Sat

2:00 p.m. to 6:00 p.m.
10:00 a.m. to 2:00 p.m.
noon to 5:00 p.m.

(271 full, 73 part)
(257 full, 62 part)
(148 full, 50 part)

Waiting List with 90 People

How to Create a Preferred Plan

The Preferred Plan

150
140
72
14
4
209
101
80
40
50
15
9
15
899

Employee Parking Survey

The Glen, 2:1 over the Main Street concept
Two-Way Streets
Holiday Events
Fire Station Relocation
Pedestrian Underpass
General Participant Information
•
•
•
•

November Public Open House:
November On-Line Survey Responses:
Employee Parking Survey:
Comments through Website:
General Emails:
April Merchant Surveys:
April, May, October Individual and Group Interviews:
June Town Hall Charette:
June Main Street Design Studio:
June Town Hall Meeting:
October Downtown Organization Meetings:
Calls/Meetings with Downtown Business/Property Owners:
DAC Volunteers:
Total








Visionary
Practical
Implementable
Financeable
Phasing – short-term vs. long-term
Accomplishes the goal

Vision & Goal

Residential

To create an economically viable Downtown that is
attractive to both citizens and businesses.

Northwest Residential Redevelopment 1

0

60

Northwest Mixed Use Redevelopment 2

0

168

Northwest Residential Redevelopment 3

0

24

Existing Fire Station Site

0

0

Main Street South Mixed-Use Redevelopment

0

30

Residential Redevelopment – Church Area

0

84

Forest Avenue North Parking Structure

0

0

Crescent and Main Street Improvements

0

0

Train Station and Greenway

0

0

Forest Avenue South Parking Structure

0

0

Totals

0

366

Existing

Surpluses / (Deficits)

Retail

Office

Proposed

366

Existing

Proposed

Northwest Residential Redevelopment 1

15,795

0

Northwest Residential Redevelopment 1

0

0

Northwest Mixed Use Redevelopment 2

24,278

18,000

Northwest Mixed Use Redevelopment 2

0

0

Northwest Residential Redevelopment 3

0

0

Northwest Residential Redevelopment 3

0

0

Existing Fire Station Site

0

12,000

Existing Fire Station Site

0

0

Main Street South Mixed-Use Redevelopment

0

18,000

Main Street South Mixed-Use Redevelopment

Residential Redevelopment – Church Area

0

0

Forest Avenue North Parking Structure

Existing

Proposed

0

0

Residential Redevelopment – Church Area

5,850

0

Forest Avenue North Parking Structure

7,619

13,000

6,552

19,552

Crescent and Main Street Improvements

0

0

Crescent and Main Street Improvements

0

0

Train Station and Greenway

0

0

Train Station and Greenway

0

0

4,750

14,000

Forest Avenue South Parking Structure

52,442

75,000

Totals

22,558

Surpluses / (Deficits)

Forest Avenue South Parking Structure
Totals
Surpluses / (Deficits)

Public Parking

Metra Parking

3,120

0

15,522

19,552
4,030

Existing

Proposed

Northwest Residential Redevelopment 1

0

0

Northwest Residential Redevelopment 1

0

0

Northwest Mixed Use Redevelopment 2

63

111

Northwest Mixed Use Redevelopment 2

16

16

Northwest Residential Redevelopment 3

48

0

Northwest Residential Redevelopment 3

0

0

Existing Fire Station Site

50

0

Existing Fire Station Site

0

0

Main Street South Mixed-Use Redevelopment

84

84

0

0

Residential Redevelopment – Church Area

Main Street South Mixed-Use Redevelopment
Residential Redevelopment – Church Area

Existing

Proposed

0

0

42

42

Forest Avenue North Parking Structure

12

12

Forest Avenue North Parking Structure

0

215

Crescent and Main Street Improvements

103

103

Crescent and Main Street Improvements

32

32

Train Station and Greenway

0

0

Forest Avenue South Parking Structure

0

18

Totals
Surpluses / (Deficits)

360

Train Station and Greenway

0

0

Forest Avenue South Parking Structure

0

350

90

655

328

Totals

(32)

Surpluses / (Deficits)

565

The Vision

Short-Term Projects

Optional Public Parking Structure

Multiple Family Neighborhood










Organizational structure – Ombudsman
Code improvements and streamline permits
College of DuPage partnership
Signage & wayfinding
Grant-writing
Paths
Promotions & public relations
Recruitment of specific businesses enterprises

Mixed-Use

Short-Term Projects




Main Street Streetscape and Conversion to
Two Way Traffic
Crescent Boulevard Streetscape and
Conversion to Two Way Traffic
Construct the north Glen

Long-Term Projects


Potential Fire Department relocation
and redevelopment of existing site
Police Department relocate



Glenwood Crescent Redevelopment



Mixed-use Forest Avenue South parking
structure and south Glen
Bury utilities



–
–



Mid-Term Projects





Train Station, platforms and optional
pedestrian underpass
Mixed-use Forest Avenue parking structure
Main Street mixed-use redevelopment
Residential redevelopment of existing Church
and Village parking lots.

Implementation – College of DuPage
1.
2.

Meet with New COD President, Robert Breuder
Meet with Faculty:







Leadership and learning center
Residential and Mixed Use
3.

Business
Hospitality
Foodservice and Culinary Arts
Theater, Arts, and Film
Facility Management
Marketing

Program and Coordinate New Downtown
Partnerships, Events, and Activities

NE District Improvements

Vision – Main Street

Existing Conditions

Main Street Improvements

Main Street Section
Description:
Transform Main Street from
one-way traffic to two-way
traffic with parallel parking
on both sides of street and
larger sidewalks. Relocation
of Horse Trough and
installation of new wayfinding signage along Main
Street
Pennsylvania becomes twoway street as well.

Cost:
$400,000 – $600,000

Source of Funds:
Village of Glen Ellyn
IDOT

Crescent Boulevard and North Glen

Crescent Boulevard Sections

Description:
Transform Crescent from oneway traffic to two-way traffic
with parallel parking in front
of retail uses and diagonal
parking along tracks and
residential uses.
Replace parking lots between
Crescent and Railroad tracks
with North half of The Glen
civic space – including paths,
plazas, and landscaping.

Cost:
$1,600,000 – 2,200,000

Source of Funds:
Village of Glen Ellyn
IDOT

New Train Station/Optional Underpass
Description:
Construct new train station
and platforms in general
location of existing train
station and platforms.
Optional underground
pedestrian passage could be
constructed at same time.

Cost:
$10,000,000 – $12,000,000 for
station and platforms
$3,000,000 - $4,000,000 for
pedestrian underpass

Source of Funds:
Village of Glen Ellyn
ICC
IDOT

Vision – NE District

Train Station Section

Forest Avenue North Parking Structure
Description:

Forest Avenue Parking Structure
Alternative

Construct new parking deck and retail building in
north half of Forest ROW and within 3 properties
west of this ROW, including an existing Village lot.
Total height of project is four stories and parking
structure will provide up to 250 new Metra parking
spaces as well as 26,000 SF of office/retail space.

Cost:
$10,000,000 – parking deck
$5,000,000 – retail building

Revenue:
TBD – parking deck
$7,150,000 – retail building

Source of Funds:
Private
Village of Glen Ellyn
Federal / IDOT/Metra

Forest Avenue Parking Structure
Alternative

Vision – SW District

SW District Development Opportunities

Main Street Mixed-Use Redevelopment

Redevelopment of Church Parking Lot

Description:

Description:

Construct 18,000 SF of retail / office with
residential (30 units) over parking decks that will
be partially below grade. The residential units will
be set back from the street at least 20 feet,
therefore, from the street, it will appear to be two
story building with two additional stories set back
from the street.

Construct two residential buildings (84 units) over
parking decks that will be partially or completely
below grade. Building will appear to be 3 story at
grade residential building from Hillside Avenue and
a 5 story building from the north.

All of the land required is owned by the Village,
whose parking would be replaced in the decks.

Almost all of the land required is either owned by
the Village or the Church, whose parking would be
replaced in the decks. Project could be built in
phases.

Cost:

Cost:

$12,900,000

$25,400,000

Revenue:

Revenue:

$15,100,000

$27,300,000

Source of Funds:

Source of Funds:

Private

Private

Fire Station relocation and South Glen

Existing Fire Station Redevelopment
Description:
The existing fire station property could be
redeveloped to have a 12,000 SF retail
building facing the parking lot to the north
of it.
This section of the existing Village public
parking could be dedicated to this new
building, leaving the remaining Village
public parking as is.

Cost:
$3,000,000 *
* Does not include cost of new fire station

Revenue:
$3,300,000

Source of Funds:
Private

Glenwood-Crescent Residential District

Vision – NW District

Glenwood-Crescent Residential District

Vision – SE District

Description:
Construct 18,000 SF of retail, five residential
buildings (252 units) over parking decks that
will be partially or completely below grade.
Maximum height of each building is 5
stories, including the parking.
Requires the permanent vacation of
Crescent between Prospect and Glenwood
and relocation of trunk utilities.

Cost:
Phase I Phase II Phase III -

$ 6,300,000
$15,300,000
$48,700,000

Revenue:
Total -

$84,600,000

Source of Funds:
Private

Civic Center Enhancements

Forest Avenue South Parking Structure

Description:

Description:

Should the police department be relocated
to another site, the parking of the Civic
Center could be reorganized to have a new
entrance from Forest Avenue.
This would create a park space on the East
side of the Civic Center, placing the building
in a more park-like setting.

Construct new mixed use parking deck with
14,000 sf first floor retail adjacent to South Forest
Avenue on two private properties. Total height of
project is three stories viewed from Duane and
four stories as viewed from the tracks. The
parking structure will provide up to 350 new Metra
parking spaces or 200 new and 150 replacement
spaces to allow for construction of south Glen.

Cost:

Cost:

$250,000 - $750,000

$18,300,000

Source of Funds:

Revenue:

Village of Glen Ellyn

TBD – parking deck
$3,850,000 – retail

Source of Funds:
Private
Village of Glen Ellyn
Federal / IDOT/Metra

Next Steps – Estimated Timeline
Public Open House – January 15, 2009

Next Steps

DAC Meeting #6 – January 2009
Implementation
Draft Downtown Strategic Plan Report

Village Board Meeting – January/February 2009
Final Presentation

Thank you!

Overview









Why a Strategic Plan?
“Eras of Change”
“Good for Business”
Downtown Strategic Plan Update
Background
Downtown Vision and Implementation
Next Steps
Question and Answer Session

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Why a Strategic Plan?





Concerned about the economy of our Downtown.
Short term 2008/09 recession
Long term vision
Enhancing a traditional town center “Downtown” –
is a unique process!

“Eras of Change”

Downtown Strategic Plan
Public Presentation
January 15, 2009

Main Street – 1908
(looking north from Crescent)

Downtown Strategic Plan
Public Presentation
January 15, 2009

Main Street – 1931
(the same block 23 years later)

Main Street – 1966
Retail at its Zenith

“Good for Business”

Downtown Strategic Plan
Public Presentation
January 15, 2009

Principal Recommendations

Downtown’s Primary Market Area

Cities and villages are organic living entities that must constantly
reinvent themselves.
 Focus on investing in a concentrated interconnection of eating
and drinking establishments, entertainment, recreational and
cultural activities, and residential development.
 Improve organizational clarity, capacity, and conditions.
 Create a desirable and vital retail and residential environment in
the Downtown to attract service and office firms seeking the
ambiance, proximity to services and restaurants, attractive
lease rates, and convenience to where business owners and
employees – and their customers – live.
Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Update

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Strategic Plan – In-progress
 Status of the Downtown Strategic Plan
–
–
–
–
–
–
–
–

Task 1: Data Collection and Analysis
Task 2: Market Analysis and Recommendations
Task 3: Two Concept Plans
Task 4: Preferred Plan Refinement
Task 5: Parking, Circulation, and Access Analysis
Task 6: Implementation Strategies
Task 7: Draft Report
Task 8: Final Report

Existing Conditions

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Trends

Downtown Trends (continued)

 Downtown retail vacancies were 15% in 2008.

 Discount retailers impact Downtown
businesses.
 Downtown establishments are increasingly
service-oriented – consistent with national
trends.
 Roosevelt Road is an auto-oriented
commercial corridor.
 Internet shopping will increasingly compete
with retailers.

(up from 2-3% in 2002-2005)

 Downtown retail vacancies comprise 40% of
the Village-wide retail vacancies.
 The Downtown’s share of Village-wide sales
was 19% in 2005, down from 21% in 2004.

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Regional & National Trends

Glen Ellyn’s Appetite for Change?

 Transit usage

 People say they want change
 People say they want preservation
 We need to protect the business “legends”

Record ridership strains CTA, Metra, Pace—
and it’s likely to get worse
Lack of capital improvement catches up to transit agencies
Chicago Tribune, September 2, 2008

 Shrinking Downtowns
– Our Downtown is enveloped by single family
residential neighborhoods
– The trend is weaving greenspace into these
communities to make them more active
Downtown Strategic Plan
Public Presentation
January 15, 2009

–
–
–
–
–

Each and every merchant
McChesney and Miller
Leonard Memorial Funeral Home
Giesche Shoe Store
and more…

 We need to consider the businesses lost
–
–
–

Spice ‘n Easy
Daffy Down Dilly
and more…
Downtown Strategic Plan
Public Presentation
January 15, 2009

Glen Ellyn’s appetite for change - 1920s
1906 – Main Street (looking south from Pennsylvania)

Glen Ellyn’s appetite for change - 1920s
1931 – the same block (looking north from Crescent)

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Market Analysis
 Cities are organic living entities that must
constantly reinvent themselves.

Consultants’ Opinions

 Retail
– Estimated Demand:
– Estimated Supply:
– Estimated Surplus:

1.4 million square feet
3.0 million square feet
1.6 million square feet

Downtown Strategic Plan
Public Presentation
January 15, 2009

Market Analysis (continued)

Downtown Strategic Plan
Public Presentation
January 15, 2009

Historic Preservation

 Office

– East-West Corridor (I-88) Submarket:
20% Vacant
– The Downtown does not provide significant
advantages for major office space users.

 Residential (five-year period)

– Estimated Demand in the overall Primary Market Area:
2,280 Units
– Estimated Potential Target in Downtown Glen Ellyn:
450 Units (minimum)
Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Public Parking Supply

103 stalls
18

12

21

46
247

66
after 2:00 p.m.*

45
after 11:00 a.m.*

516 stalls
84

80**

* Average number of stalls available Monday-Friday.
** Includes parking for Civic Center employees.
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Parking Needs



Convenient Parking
Merchant Parking Permits



Commuter Stalls



Replacement Parking

–
–
–
–
–
–
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Our Observations
 Lack of an appropriate retail mix in the
Downtown
 An oversupply of retail space in the primary
market area
 Lack of an appropriate population density
(consumers) within walking distance of the
Downtown to support the Downtown businesses

90 on waiting list
300 to 500 additional stalls in the near future
Public
Commuter
Merchant
Church and School
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Our Observations

Our Observations

 A steady decline in the condition of many
buildings including inefficient and outdated
retail space in the Downtown
 A shortage of office space that will attract the
type of small businesses that can enhance the
image of Glen Ellyn
 A lack of amenities including such destinations
as recreation, entertainment, parkland, that
should be available both day and evening hours

 A shortage of “events” (cultural and general
entertainment) that will make Downtown Glen
Ellyn a destination for residents and nonresidents alike
 The perception of government-imposed
obstacles that make Glen Ellyn a difficult place to
open and operate a business. (Improvements
have been made in recent years.)
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Our Observations
 Existing traffic patterns, (pedestrian, bicycle and
automobile), including the one-way streets, are not
conducive to an efficient flow of traffic to and
through the Downtown
 Parking is inadequate including the supply and
unbalanced distribution north and south of the
tracks
 Lack of a fresh “brand” that differentiates the
Downtown from adjacent villages

Public Feedback Summary
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Voice of Glen Ellyn – Public Input














November Public Open House:
November On-Line Survey Responses:
Employee Parking Survey:
Comments through Website:
General Emails:
April Merchant Surveys:
April, May, October Individual and Group Interviews:
June Town Hall Charette:
June Main Street Design Studio:
June Town Hall Meeting:
October Downtown Organization Meetings:
Calls/Meetings with Downtown Business/Property Owners:
DAC Volunteers:
Total
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“The Glen” Concept
150
140
72
14
4
209
101
80
40
50
15
9
15
899
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“Main Street” Concept
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Online Survey Preferences







The Glen, 2:1 over the Main Street concept
Two-Way Streets
Holiday Events
Fire Station Relocation
Pedestrian Underpass
General Participant Information
•
•
•
•
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Downtown Shopper
Downtown Business Owner
Glen Ellyn Resident
Commuter from Glen Ellyn Train Station

77%
7%
95%
41%
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Employee Parking Survey
Responses:
72 of 197
 Percent
37%
 Walk/Bike/Transit
25
 Permit Holders
138

The Downtown Vision

Top Three:
1.
2.
3.

Mon-Fri
Mon-Fri
Sat

2:00 p.m. to 6:00 p.m.
10:00 a.m. to 2:00 p.m.
noon to 5:00 p.m.

(271 full-time, 73 part-time)
(257 full-time, 62 part-time)
(148 full-time, 50 part-time)

Waiting List with 90 People
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How to Create a Downtown Vision







Downtown Vision & Goal

Visionary
Practical
Implementable
Financeable
Phasing – short-term vs. long-term
Accomplishes the goal

To
__ ______
create
__
To
create an
an
economically______
__economically____________
viable
Downtown
______
that
viable
Downtown
that isis
____________
______
_______
attractive
to
__
attractive
to citizens
citizens
and
_______ ____
____
__ and
__________
businesses.
businesses.
__________ __
__ ________
________
___
___ __________
__________
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The Downtown Vision

Implementation
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Short-Term Projects









College of DuPage Partnership

Organizational structure – Ombudsman
Code improvements and streamline permits
College of DuPage partnership
Signage & wayfinding
Grant-writing
Paths
Promotions & public relations
Recruitment of specific businesses enterprises

1.
2.

Meet with New COD President, Robert Breuder
Meet with Faculty:







3.

Business
Hospitality
Foodservice and Culinary Arts
Music, Theater, Arts, and Film
Facility Management
Marketing

Program and Coordinate New Downtown
Partnerships, Events, and Activities
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Short-Term Projects (continued)
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Mid-Term Projects

Main Street Streetscape and Conversion to
Two-Way Traffic
Crescent Boulevard Streetscape and
Conversion to Two-Way Traffic
Construct the North Glen
Transit and Infrastructure Stimulus Package






Train Station, platforms and optional
pedestrian underpass
Mixed-use Forest Avenue parking structure
Main Street mixed-use redevelopment
Residential redevelopment of existing Church
and Village parking lots
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Sample Project:

Long-Term Projects


Potential Fire Department relocation and
redevelopment of existing site
Potential Police Department relocation



Glenwood and Crescent Redevelopment



Mixed-use Forest Avenue South parking
structure and south Glen
Bury utilities



–
–
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NE District Improvements

Civic, Leadership, and Learning Center
Residential and mixed-use
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Phase I:

Existing Conditions

Main Street Improvements
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Phase II:

Main Street Section

Crescent Boulevard and North Glen
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Phase III:

Crescent Boulevard Sections

New Train Station/Optional Underpass
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Phase IV:

Train Station Section

Forest Avenue North Parking Structure
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Major Projects
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Residential
Existing
Dwelling
Units
Northwest Residential Redevelopment – Phase I

0

60

Northwest Mixed Use Redevelopment – Phase II

0

170

Northwest Residential Redevelopment – Phase III

0

25

Main Street South Mixed-Use Redevelopment

0

30

Residential Redevelopment – Church Area

0

85

Totals

0

370

Surpluses / (Deficits)

370
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Retail

Potential
Dwelling
Units
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Office
Existing
Square
Feet

Potential
Square
Feet

Existing
Square
Feet

Potential
Square
Feet

Northwest Residential Redevelopment – Phase I

15,800

0

Residential Redevelopment – Church Area

5,900

0

Northwest Mixed Use Redevelopment – Phase II

24,300

18,000

Forest Avenue North Parking Structure

6,600

19,600

Existing Fire Station Site

0

12,000

Forest Avenue South Parking Structure

Main Street South Mixed-Use Redevelopment

0

18,000

Forest Avenue North Parking Structure

7,600

13,000

Forest Avenue South Parking Structure

4,800

14,000*

52,500

61,000

Totals
Surpluses / (Deficits)
* Optional.

Totals
Surpluses / (Deficits)

3,100

0

15,600

19,600
4,000

4,558

Downtown Strategic Plan
Public Presentation
January 15, 2009

Downtown Strategic Plan
Public Presentation
January 15, 2009

Public Parking

Metra and Shared Parking
Existing
Stalls

Potential
Stalls

Northwest Mixed Use Redevelopment – Phase II

65

110

Northwest Mixed Use Redevelopment – Phase II

15

15

Northwest Residential Redevelopment – Phase III

50

0

Residential Redevelopment – Church Area

40

40

Existing Fire Station Site

50

0

Forest Avenue North Parking Structure

0

215

Main Street South Mixed-Use Redevelopment

85

85

Crescent and Main Street Improvements

30

30

Forest Avenue North Parking Structure

10

10

Forest Avenue South Parking Structure

0

350

Crescent and Main Street Improvements

105

105

0

20

85

650

365

330

Forest Avenue South Parking Structure
Totals
Surpluses / (Deficits)

Existing
Stalls

Totals
Surpluses / (Deficits)

Potential
Stalls

565

(35)
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Potential Downtown Features*
 Residential
370 dwelling units
 Retail
“no net loss”
 Office
4,000 square feet
 Public Parking
(35 stalls)
 Metra and Shared Parking**
565 stalls

Imagery

*

Major projects are represented in this summary. Other opportunities may apply
that could impact these estimates.
** Shared parking includes the use of Metra stalls by the general public when the
stalls are not used by commuters after a to-be-determined morning cutoff time.
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Next Steps
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Downtown Advisory Committee
















The Next 7 Days

Rinda Allison, Chairperson
DAC
Dan Anderson, Historical Society
DACMeetings:
Meetings:
• • April
April
Iain Dickie, Architectural Review Commission
• • August
August
Linda Dykstra, Plan Commission
• • September
September
• •October
Scott Hamer, Chamber of Commerce
October
• •November
November
Beth Howley, Go Downtown!
• •February
February2009
2009
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society, Citizens for Glen Ellyn
Preservation
Pat Melady, Downtown Property Owner
Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Downtown Business Owner
Ann Riebock, School District 41
Jennifer Shannon, Downtown Restaurant and Property Owner

 Civic Center Display
– January 16
– January 19-23

8:00 a.m. to 4:30 p.m.
8:00 a.m. to 4:30 p.m.

 Online Feedback
– January 16-23
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24 hours a day
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Remainder of the Planning Process
 DAC Meeting #6 – February 2009
Implementation Strategies

 DAC Meeting #7 – February 2009

Q&A

Draft Downtown Strategic Plan Report

 Village Board Meeting – March 2009
Final Presentation and Plan Adoption

 Plan Implementation

Thank you for your participation!
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Agenda







Meeting Minutes - November 20, 2008
Village Board Meeting - December 16, 2008
Metra Meeting - December 17, 2008
Public Presentation - January 15, 2009
Public Survey - January 16-23, 2009
Implementation
– Implementation Strategies
– Goal and Objectives Comparison

 Next DAC Meeting
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How to Create a Downtown Vision







The Downtown Vision

Visionary
Practical
Implementable
Financeable
Phasing – short-term vs. long-term
Accomplishes the goal
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The Downtown Vision
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The Downtown Vision
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Framework Plan

Circulation and Access Plan

Downtown Neighborhood
Activity Center
Train Station
Optional Public Parking Structure
Greenway (“The Downtown
Glen”)
Downtown Main Street

Short-Term – Public
1.
2.
3.
4.
5.

Implementation

6.
7.
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Downtown Organizational Structure
Zoning Code and Permit Process Improvements
Public Signage and Wayfinding
Mixed-Use and Recreational Paths
Main Street and Crescent Boulevard Streetscape and
North Downtown Glen
New Train Station Facilities and Pedestrian Underpass
Historic Downtown District
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Short-Term – Private or Public/Private

Mid-Term – Private or Public/Private

8. College of DuPage Partnership
9. Glen Art Theatre Renovation
10. All Downtown Buildings

11. Mixed-Use Forest Avenue North Parking
Structure
12. Main Street South Mixed-Use Redevelopment
13. Residential Redevelopment on Existing
Church and Village Parking Lots
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Long-Term – Public

Long-Term – Private or Public/Private

14. Potential Fire Department Relocation and the
Redevelopment of the Existing Fire Station
Site
15. Potential Police Department Relocation and
Civic, Leadership, and Learning Center
Creation

16. Residential and Mixed-Use Neighborhood
Construction and Redevelopment of the
Glenwood Avenue and Crescent Boulevard
Area
17. Mixed-Use Forest Avenue South Parking
Structure
18. South Downtown Glen Reconstruction
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Phase I:

Public/Private Redevelopment Projects
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Existing Conditions:

NE District Improvements
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Part A:

Part B:

Main Street Improvements

Crescent Boulevard and North Glen
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Part C:

New Train Station/Optional Underpass

Part C:

Train Station Concept
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Phase II:

Part D:

Forest Avenue North Parking Structure

Public/Private Redevelopment Projects
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Phase III:

Phase IV:

Public/Private Redevelopment Projects

Public/Private Redevelopment Projects
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Residential

Retail
Existing
Dwelling
Units

Potential
Dwelling
Units

Existing
Square
Feet

Potential
Square
Feet

Northwest Residential Redevelopment – Phase I

0

60

Northwest Residential Redevelopment – Phase I

15,800

0

Northwest Mixed Use Redevelopment – Phase II

0

170

Northwest Mixed Use Redevelopment – Phase II

24,300

18,000

Northwest Residential Redevelopment – Phase III

0

25

Existing Fire Station Site

0

12,000

Main Street South Mixed-Use Redevelopment

0

30

Main Street South Mixed-Use Redevelopment

0

18,000

Residential Redevelopment – Church Area

0

85

Forest Avenue North Parking Structure

7,600

13,000

Totals

0

370

Forest Avenue South Parking Structure

4,800

14,000*

52,500

61,000

Surpluses / (Deficits)

370

Totals
Surpluses / (Deficits)
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Office

4,558

* Optional.
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Public Parking
Existing
Square
Feet

Potential
Square
Feet

Residential Redevelopment – Church Area

5,900

0

Forest Avenue North Parking Structure

6,600

19,600

Forest Avenue South Parking Structure

3,100

0

15,600

19,600

Forest Avenue North Parking Structure

10

10

4,000

Crescent and Main Street Improvements

105

105

Totals
Surpluses / (Deficits)

Existing
Stalls

Potential
Stalls

Northwest Mixed Use Redevelopment – Phase II

65

110

Northwest Residential Redevelopment – Phase III

50

0

Existing Fire Station Site

50

0

Main Street South Mixed-Use Redevelopment

85

85

Forest Avenue South Parking Structure
Totals

0

20

365

330

Surpluses / (Deficits)
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Metra and Shared Parking
Potential
Stalls

Northwest Mixed Use Redevelopment – Phase II

15

15

Residential Redevelopment – Church Area

40

40

Forest Avenue North Parking Structure

0

215

Crescent and Main Street Improvements

30

30

Forest Avenue South Parking Structure

0

350

85

650

Surpluses / (Deficits)
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Potential Downtown Features*

Existing
Stalls

Totals

(35)

565
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 Residential
370 dwelling units
 Retail
“no net loss”
 Office
4,000 square feet
 Public Parking
(35 stalls)
 Metra and Shared Parking**
565 stalls
*

Major projects are represented in this summary. Other opportunities may apply
that could impact these estimates.
** Shared parking includes the use of Metra stalls by the general public when the
stalls are not used by commuters after a to-be-determined morning cutoff time.
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Goal and Objectives Comparison:

Goal and Objectives Comparison:

Goal

Objectives
1.

To
To create
create an
an economicallyeconomicallyviable
viable Downtown
Downtown that
that isis
attractive
attractive to
to citizens
citizens and
and
businesses.
businesses.

2.

3.

Provide an appropriate mix and supply of retail
establishments to draw consumers to the Downtown.
Increase the Village’s population within walking
distance of the Downtown, by increasing the number
of dwelling units (and thereby, consumers) in and
around the Downtown.
Improve the condition of many Downtown buildings,
by upgrading and modernizing building interiors and
maintaining and restoring building exteriors.
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Goal and Objectives Comparison:

Goal and Objectives Comparison:

Objectives

Objectives

4. Increase the amount of Downtown office
space that attracts small and growing
businesses.
5. Create new Downtown amenities by
increasing recreation and parkland
opportunities.
6. Increase the number of cultural events and
activities that could make Downtown Glen
Ellyn a destination for residents and nonresidents alike.

7.
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Eliminate the perception of government-imposed
obstacles to operating a business and reinvesting in
private property in the Downtown.
8. Establish safe and efficient pedestrian, bicycle, and
automobile traffic and access patterns to, through,
and from the Downtown.
9. Improve the sufficiency and convenience of the
Downtown parking supply north and south of the
tracks.
10. Establish a distinguishing feature in the Downtown
that differentiates Glen Ellyn’s Downtown from other
communities’ downtowns.
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A “funding plan” objective? Other?

The Downtown Vision

Next Steps
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Last Few Steps…
 DAC Meeting #7 – February 10, 2009
– 7:00 p.m.

 Village Board Meeting – Early March 2009
– Volunteers Needed
– Present the Downtown Strategic Plan
– Present the DAC Recommendation

 Thank you!

Thank you!

Outline
1.
2.
3.
4.
5.
6.
7.
8.

Introduction
“Eras of Change”
Purpose of the Plan
Planning Process: Overview and Public Participation
The Downtown Strategic Plan
DAC Recommendations
Next Steps
Q&A
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The Downtown Strategic Plan is the
product of a community effort.

Introduction
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Introduction
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Introduction

Downtown Advisory Committee (DAC)

Downtown Advisory Committee (DAC)

1 of 3







2 of 3

Rinda Allison, Chairperson
Pat Melady, Vice-Chairperson
Dan Anderson, Historical Society
Iain Dickie, Architectural Review Commission and Licensed Architect
Linda Dykstra, Plan Commission







Scott Hamer, Chamber of Commerce
Beth Howley, Go Downtown!
Jean Kaczmarek, Resident at Large
Rob Kelley, Downtown Business Owner
Tim Loftus, Historic Preservation Commission, Historical Society,
Citizens for Glen Ellyn Preservation
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Introduction

Downtown Advisory Committee (DAC)
3 of 3







Jim Meyers, Economic Development Corporation (EDC)
Sandy Moore, Retail Business Owner
E. Jessica Pekny, Downtown Glen Ellyn Alliance, Business Owner
Ann Riebock, School District 41
Jennifer Shannon, Downtown Restaurant and Property Owner

“Eras of Change”
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Main Street – 1931

Main Street – 1908

(the same block 23 years later)

(looking north from Crescent)
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Main Street – 1966
Retail at its Zenith

Purpose
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Goal

Trends and Issues
 Downtown retail vacancies were 15% in 2008.
(up from 2-3% in 2002-05)

To
To create
create an
an economically-viable
economically-viable
Downtown
that
Downtown that isis attractive
attractive to
to
citizens
and
businesses.
citizens and businesses.

 Downtown retail vacancies comprise 40% of the
Village-wide retail vacancies.
 The Downtown’s share of Village-wide sales was
19% in 2005, down from 21% in 2004.
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Trends and Issues (continued)

Trends and Issues (continued)

 Discount retailers impact Downtown businesses.

 Transit Usage
Record ridership strains CTA, Metra, Pace—
and it’s likely to get worse
Lack of capital improvement catches up to transit agencies
Chicago Tribune, September 2, 2008

 Downtown establishments are increasingly
service-oriented – consistent with national trends.
 Roosevelt Road is an auto-oriented commercial
corridor.

 Shrinking Downtowns
–
–

 Internet shopping will increasingly compete with
retailers.

Our Downtown is enveloped by single family residential neighborhoods
The trend is weaving greenspace into these communities to make them
more active
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Planning Process Tasks
1.
2.
3.
4.
5.
6.
7.
8.

Planning Process:

Overview
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Data Collection and Analysis
Market Analysis and Recommendations
Vision and Two Concept Plans
Preferred Downtown Plan
Parking, Circulation, and Access
Implementation Strategies
Draft Report
Final Report
Downtown Strategic Plan
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Timeline

Village Board Involvement Opportunities
June 2008




“Town Hall” Charette (June 2)
Main Street Design Studio (June 2-3)
“Town Hall” Wrap-Up Meeting (June 3)

September 2008


Existing Conditions and Market Analysis Deliverables to the Village Board

November 2008


Public Presentation and Open House, Online Survey

December 2008


Village Board Meeting

January 2009


Public Presentation and Open House, Online Survey

July 2009


Public Presentation of the Final Draft of the Downtown Strategic Plan
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Other Critical Moments

Observations

Downtown Advisory Committee (DAC) Meetings

1.

Lack of an appropriate retail mix in the Downtown
and an oversupply of retail space in the primary
market area.

2.

Lack of an appropriate population density
(consumers) within walking distance of the
Downtown to support the Downtown businesses.

3.

A steady decline in the condition of many buildings
including inefficient and outdated retail space in
the Downtown.

1.
2.
3.
4.
5.
6.
7.

Introductions and Planning Scope of Work
Existing Conditions Review – Part 1
Existing Conditions Review – Part 2
Concept Plan Review
Preferred Plan Review
Implementation Strategies
Final Plan Review and Recommendation to the Village Board

Department Head Meetings



October 2008 Concept Review
December 2008 Implementation Strategies Review

Metra Meeting


December 2008
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Observations

Observations

4.

A shortage of office space that will attract the type
of small businesses that can enhance the image of
Glen Ellyn.

7.

5.

A lack of amenities including such destinations as
recreation, entertainment, and parkland, that should
be available both day and evening hours.

The perception of government-imposed obstacles
that make Glen Ellyn a difficult place to open and
operate a business. (Improvements have been made
in recent years.)

8.

Existing traffic patterns, (pedestrian, bicycle, and
automobile), including the one-way streets, are not
conducive to an efficient flow of traffic to and through
the Downtown.

6.

A shortage of “events” (cultural and general
entertainment) that will make Downtown Glen Ellyn a
destination for residents and non-residents alike.
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Observations
9.

Historic Building Inventory

Parking is inadequate, including the supply and the
unbalanced distribution north and south of the tracks

10. Lack of a fresh “brand” that differentiates the
Downtown from adjacent villages.
11. Downtown business and property owners are
experiencing financial hardship.
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Market Analysis

Historic Imagery

Work Completed
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.

Inspected the Downtown
Conducted Individual and Small Group Interviews
Designed a Questionnaire and Analyzed the Results
Analyzed Sales Data, Demographic, and Income Characteristics
Prepared Purchasing Power and Retail Demand Estimates
Completed a Supply and Demand Retail Space Analysis
Completed an Inventory of Residential Construction Projects
Completed a Housing Demand Analysis
Analyzed Office Space Market and Employment Data
Identified Advantages and Disadvantages
Prepared Recommendations
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Market Analysis

Market Analysis

Primary Advantages
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Primary Disadvantages

Centrally-located to relatively affluent residents.
Near Interstate highway access connections.
Metra Station
DuPage Medical Group
Eating and drinking establishments.
Grocery store.
Variety of unique, specialty merchants and service
providers with loyal followings.
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 Lacks a concentration of major office users or a large
base of residential units.
 Lacks a critical mass of synergistic retail, cultural, and
other attractions
 The railroad divides the Downtown.
 Some obsolete building space and poor streetscape
conditions.
 Perception of a parking shortage.
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Market Analysis

Market Analysis

Retail Market Area

Downtown’s Primary Market Area

 Two- to Three-Mile Radius of Downtown
 70% from Zip Code 60137
 Household Income
– $495 Million
– Supports 1.4 Million Square Feet of Retail Space
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Market Analysis

Downtown Visitors by Zip Code (Map III-1)
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Market Analysis

Retail Supply and Demand (Table III-13)
Estimated Balance of Primary Market Area Retail Supply and Demand:
2008-2013
2008
# Square Feet

2013
# Square Feet

Estimated Retail
Demand

1,414,000

1,509,000

Estimated Retail
Supply1

2,965,000

2,995,000

Estimated Supply
Surplus

(1,551,000)

(1,486,000)

2013 estimate includes future identified supply of approximately
30,000 square feet of retail space.

1

Source: Gruen Gruen + Associates
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Market Analysis

Market Analysis

Glen Ellyn Retail Supply (Table III-11)
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Retail Supply Elsewhere (Table III-12)














Downtown Glen Ellyn
Market Plaza
Baker Hill
Pickwick Place
Roosevelt Road (additional space)
Five Corners
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Danada Square West
Danada Square East
Rice Lake Square
Wheaton Retail Center
Town Square Wheaton
Hawthorne Center
Butterfield Centre Plaza
Main Street Plaza
Dominick’s Center and Home Depot
Main Street Marketplace
Wheaton Center
Downtown Wheaton
Glendale Square
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Market Analysis

Market Analysis

Residential Demand (Table V-5)

Preferred Changes (Short Merchant Survey)

Estimated Annual Demand from Younger-Age and
Older-Age Households in the Primary Market Area: 2008 - 2013
Total 2008-2013
(Annual Average)

2008

2009

2010

2011

2012

2013

Number of
Younger-Age
Households With
Annual Income
Greater than
$50,000 that May
Move Within a
Year1

211

211

212

212

212

212

Number of OlderAge Households
that May Move
Within a Year2

155

160

165

171

177

183

1,011
(169)

TOTAL DEMAND

366

371

377

383

389

395

2,281

1
2

1,270
(212)

Based on potential annual turnover rate of 7.7 percent.
Based on potential annual turnover rate of 2.2 percent.

Store Types and/or Characteristics

54%

Specific Tenancy Additions

11%

Parking-Related

21%

Physical Improvements

3%

Events

2%

Other

9%

Total

100%

Sources: U.S. Census, 2000 Census, 2006 American Community Survey; Claritas, Demographic Trends Report;
Gruen Gruen + Associates.
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Market Analysis

Principal Market Recommendations
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Parking and Traffic Analysis

Public Off-Street Parking

 Concentrated interconnection of:
–
–
–
–

eating and drinking establishments
entertainment
recreational and cultural activities
residential development

 Improve organizational clarity, capacity, and conditions
 Attract service and office firms seeking:
–
–
–
–

ambiance of a small downtown
proximity to services and restaurants
attractive lease rates
convenience to where business owners and employees – and their
customers – live
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Parking and Traffic Analysis
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Parking and Traffic Analysis

Private Parking

Public On-Street Parking
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Parking and Traffic Analysis

Parking and Traffic Analysis

Total Parking

Existing One-Way Streets
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Parking and Traffic Analysis

Average Metra Passenger Boardings
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Glen Ellyn’s Appetite for Change?
 People say they want change
 People say they want preservation
 We need to protect the business “legends”

 1,987 Passengers per Day
 All-Time High of 2,506 Passengers in 1979
 All-Time Low of 1,537 Passengers in 2006

–
–
–
–
–

Each and every merchant
McChesney and Miller
Leonard Memorial Funeral Home
Giesche Shoe Store
and more…

 We need to consider the businesses lost
–
–
–

Spice ‘n Easy
Daffy Down Dilly
and more…
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Voice of Glen Ellyn – Public Input
















Planning Process:

Public Participation
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January Public Open House:
January Online Survey Responses:
November Public Open House:
November Online Survey Responses:
Employee Parking Survey:
Comments through Website:
General Emails:
April Merchant Surveys:
April/May/October Individual and Group Interviews:
June Town Hall Charette:
June Main Street Design Studio:
June Town Hall Meeting:
October Downtown Organization Meetings:
Calls/Meetings with Downtown Business/Property Owners:
DAC Volunteers:
Total

120
146
150
140
72
14
4
209
101
80
40
50
15
9
15
1,165
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Planning Process:

Interview Maps

Public Participation
 Interviews
 Main Street Design Studio
 Surveys
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Interviews – Downtown Access
Cr
es
ce

nt
Bo
ule
va
rd

Interviews – Downtown Destinations
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Main Street
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Interviews – Downtown Boundaries

Park Boulevard
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Main Street Design Studio (Monday Charette)

Outermost Downtown Boundary with Input by All Participants

Common Downtown Area Identified by All Participants
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Main Street Design Studio

Surveys
 Merchant
 Parking
 Online
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“The Glen” Concept
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“Main Street” Concept

Reviewed by the public November 2008 and the Village Board December 2008.

Reviewed by the public November 2008 and the Village Board December 2008.
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The Downtown Strategic Plan
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Cities and villages are organic living
entities that must constantly reinvent
themselves.

Downtown Strategic Plan
Village Board Meeting
July 20, 2009

The Downtown Strategic Plan







Objectives

Goal
Objectives
Framework Plan
Land Use Plan
Circulation and Access Plan
Implementation Strategies

1.

Provide an appropriate mix and supply of retail
establishments to draw consumers to the Downtown.

2.

Increase the Village’s population within walking
distance of the Downtown, by increasing the number
of dwelling units (and thereby, consumers) in and
around the Downtown.

3.

Improve the condition of many Downtown buildings,
by upgrading and modernizing building interiors and
maintaining and restoring building exteriors.
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Objectives

Objectives

4.

Increase the amount of Downtown office space that
attracts small and growing businesses.

7.

5.

Create new Downtown amenities by increasing
recreation and parkland opportunities.

Eliminate the perception of government-imposed
obstacles to operating a business and reinvesting in
private property in the Downtown.

8.

6.

Increase the number of cultural events and
activities that could make Downtown Glen Ellyn a
destination for residents and non-residents alike.

Establish safe and efficient pedestrian, bicycle, and
automobile traffic and access patterns to, through,
and from the Downtown.

9.

Improve the sufficiency and convenience of the
Downtown parking supply north and south of the
tracks.
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Framework Plan

Objectives
10. Establish a distinguishing feature in the Downtown
that differentiates Glen Ellyn’s Downtown from other
communities’ downtowns.
11. Establish a Downtown implementation funding plan
to ensure that reinvestment occurs and initiatives are
achieved.

Downtown Neighborhood
Activity Center
Train Station
Optional Public Parking Structure
Greenway (“The Downtown
Glen”)
Downtown Main Street
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Land Use Plan

Land Use Plan – Detail
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Circulation and Access Plan

Phase I:

Public/Private Redevelopment Projects
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Part A:

Part B:

Main Street Improvements

Crescent Boulevard and North Glen
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Part C:

Part D:

New Train Station/Optional Underpass

Forest Avenue North Parking Structure
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Phase II:

Phase III:

Public/Private Redevelopment Projects

Public/Private Redevelopment Projects
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Phase IV:
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Implementation Strategies

Public/Private Redevelopment Projects

Implementation Overview
Terms
Terms
Short-Term
Short-Term
0-5
0-5years
years

Mid-Term
Mid-Term
6-10
6-10years
years

Long-Term
Long-Term
11-20
11-20years
years
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Activities
Activities
Initiatives
Initiatives
–– Administration
Administration
–– Public-Private
Public-PrivatePartnerships
Partnerships

Projects
Projects
–– Infrastructure
Infrastructure
–– Development
Development

Implementation Strategies

Implementation Strategies

Initiatives – Administration

Initiatives – Public-Private Partnerships

Short-Term and Ongoing

Short-Term

1.
2.
3.

4.

Permanent Downtown Organization
Historic Downtown District
Zoning Code and Development/
Administrative Approval Process

Village of Glen Ellyn/College of DuPage
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Implementation Strategies

Implementation Strategies

Projects – Infrastructure

Projects – Infrastructure

Short-Term

Mid-Term

5.
6.

9.

7.
8.

Public Signage, Wayfinding, and Streetscaping
Main Street, Crescent Boulevard, and
North Downtown Greenway
Recreational and Multiple-Use Path System
Mixed-Use Forest Avenue North Parking Structure

New Train Station and Pedestrian Underpass

Long-Term

10. Mixed-Use Forest Avenue South Parking Structure
11. South Downtown Greenway
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Implementation Strategies

Implementation Strategies

Projects – Development

Projects – Development

Short-Term

Long-Term

12. Downtown Building Maintenance and
Modernization

15. Potential Fire Department Relocation and
Redevelopment of Existing Fire Station Site
16. Potential Police Department Relocation and the
Creation of the Civic, Leadership, and Learning
Center
17. Private Residential and Mixed-Use Neighborhood
in the Crescent Boulevard and Glenwood Avenue
Area

Mid-Term

13. South Main Mixed-Use Development
14. Private Residential Development
(West of South Main Mixed-Use Development)
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Potential Downtown Features*





Residential
Retail
Office
Metra and Shared Parking**

370 dwelling units
“no net loss”
4,000 square feet
+565 stalls

Downtown Advisory Committee:

Recommendations

* Only major projects are represented in this summary. Other
opportunities may apply that could impact these estimates.
** Shared parking includes the use of Metra stalls by the general
public when the stalls are not used by commuters after a to-bedetermined morning cutoff time.
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Recommendation #1
“[The] DAC recommends to the Village Board the
adoption of the Downtown Strategic Plan presented
to you today.”

Time is of the essence to begin
short-term implementation strategies.

Downtown Strategic Plan
Village Board Meeting
July 20, 2009

Downtown Strategic Plan
Village Board Meeting
July 20, 2009

Recommendation #1 (continued)

Recommendation #2

 Not every committee member embraces every detail of
the Plan. Doubtless the Village Board will respond in
the same way.

“[The] DAC respectfully requests that the Village
Board extend its existence for another year.”

 Taken as a whole, the Plan captures long-term dreams
for our hometown.
 Short-, mid-, and long-term strategies to preserve and
enhance a Downtown that is:
–
–
–

comfortable to live in
exciting to visit
desirable to do business in
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Recommendation #2 (continued)
 The “Transitional DAC” to review and oversee early
implementation of the Plan by the Village.
 It is important that the Plan not sit on a shelf, but enter
into an active implementation phase.

Next Steps

 Meet every two months to receive reports on progress
toward short-term goals:
–
–
–
–

establishment and funding of a new Downtown organization
review of engineering studies evaluating changes in traffic patterns
review of streetscape improvements and new wayfinding signage
review of grant applications and other funding sources
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Next Steps





Tonight – Questions and Comments
Subsequent Village Board Meeting
Adoption of the Downtown Strategic Plan
Creation of the “Transitional DAC”

Q&A
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Thank You!
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South Greenway – Notation
The enclosed document was prepared as part of the October 5, 2009, Village Board Workshop, and the October 26,
2009, adoption of the Village of Glen Ellyn Downtown Strategic Plan. Any reference to the South Greenway in the
strategic plan also must consider the contents of this appendix.

Village of Glen Ellyn Downtown Strategic Plan Appendices

Appendix F: South Greenway – Notation

South Greenway – Notation
The Board held a special workshop on Monday, October 5, 2009 and discussed the Downtown Strategic Plan
suggestion by suggestion for reasons stated in the attached ordinance.
Specific to this section 12, the downtown south greenway, below is an outline of the Village President's perception of
the Board's decision to remove the south greenway as designed.
•
•
•
•
•

The Board approved the north portion of the greenway;
The Board favored the idea of a gathering place/town square, etc. (for which the greenway did not provide);
The Board respected the need for an east-west connection;
The Board favored making the area much more aesthetically pleasing; and
The Board was not in favor of the south greenway as proposed due to parking, safety, access, economic,
maintenance and other reasons.

The preference of the majority of the board with respect to open space in our downtown was not unlike an enhanced
version of the 2001 Village Comprehensive Plan, which, like the Downtown Strategic Plan, many caring residents
worked on passionately. In many ways, the Village Board’s majority opinion aimed higher for our town than the south
greenway did. The majority of the Board believed that the Prairie Path and parking lots could be enhanced, fourseason landscaping could be added and the area made more aesthetically pleasing while allowing for a beautiful,
permanent place for town gatherings such as the Farmer’s Market.
As further explanation of the last bullet point regarding the Village Board’s removal of the south greenway, the
following summary explains the reasons the Board was not in favor of adopting this component of the Downtown
Strategic Plan:
•

•
•
•
•
•

•
•

Marketing plans often state that consumers perceive parking spaces as close and convenient if they can
see their destination. The parking lots along the south side of the train tracks allow consumer parking and
such site lines after 11 a.m. each day and particularly on holidays, nights and weekends, more than any
other lot in town, even more so than the proposed garages.
Metra would most likely not reimburse or pay for replacement parking spaces and all indications are that
downtown Glen Ellyn needs more parking.
These lots are often used by three core markets of our population – commuters, those with strollers and
seniors – the latter two of which do not usually prefer to park in parking garages, especially if using
wheelchairs or other mobility-aid equipment.
Spouses, entire families, friends or any combination thereof often pick up commuters from the train in these
lots, especially during inclement weather. There is no provision in the proposed south greenway for this
activity.
As with the above, EMS or police service is sometimes required by passing trains – the south greenway as
proposed does not allow for this.
Cyclists and runners from many towns often meet at Prairie Path Park for scheduled runs or tours. As do
locals who quickly unload their bikes and children-carriers and go for ride or run. Removing the parking
adjacent to the Prairie Path makes this much more of a planned, rather than spontaneous, event, and may
cause active people to go elsewhere.
As above, many people who otherwise would not visit our town – from schoolchildren to families to social
groups – use these lots for trips to and from Chicago.
The lots provide for gridlock relief when a growing number of trains stall traffic, for both residents and
perhaps more important, our police officers.
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•
•
•
•
•

The lots allow for the success of our village’s traditional big events – Taste of Glen Ellyn/Village Fair, the
Holiday and Halloween walks, the 4th of July and Jazz Fest, among others.
Glenbard West offers limited parking. These lots allow for convenient access to school plays, football and
basketball games, graduations and special events like Spellapalooza.
These lots are used for access to the back lots of Duane Street businesses.
Many other ways exist to enhance the beauty of that area. Chicago is a shining example of using nature to
complement hardscapes far greater than those lots. Perhaps those ideas could be incorporated into Glen
Ellyn.
By all accounts, these lots attract people to the Village and thus are economic drivers.
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