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INTRODUCTION

In the fall of 2005, the Village of Oak Park sought a planning consultant to develop a focused vision
and implementation plan for the Madison Street Corridor. The resulting Plan will include land use
recommendations, design principles and implementation tools that are intended to drive planning
and development activities that are occurring in the corridor, bounded by Harlem Avenue on the
west, Austin Boulevard on the east, Washington Street on the north, and Adams Street/Montoe
Street on the south.

This portion of the plan, the Inventory Report and Opportunity Analysis, will describe the existing
conditions in the corridor, including demographics trends, physical analysis, and community input,
and will begin to identify development opportunities based on regional location and corridor-
specific parameters.

The Inventory Report and Opportunity Analysis is the first part of five documents that together
create the Madison Street Corridor Plan:

e Inventory Report and Opportunity Analysis
e Vision Alternatives

e Preferred Vision

e Development and Implementation Strategy
e Development Guidelines

Two companion documents will accompany this set of documents: the Architectural Historical
Survey completed by Wiss Janney Elstner Associates, Inc. and the Market Analysis completed by
Goodman Williams Group. Information from both has been incorporated into the content of this
plan.

Purpose of this Plan

The Madison Street corridor has a very different development pattern from other corridors within
Oak Park, such as Lake Street. Madison Street is an auto-intensive corridor, as evidenced in its long
history as the auto-dealer row. As the number of car dealerships has reduced over the years, new
uses have assumed the role of economic anchor. The RUSH Oak Park Hospital, the banking
institutions, the Jewel, the education institutions, and the Village Hall have complemented the strong
residential neighborhood surrounding the corridor.

These changes in land use and the resulting concurrence of residential and retail/service uses has
motivated numerous entities, including the Village of Oak Park, neighborhood groups, private
developers, and business associations, to develop plans and visions for the future of Madison Street.
These plans and visions include mixed-use development, residential development, aesthetic
improvements, gateway enhancements, and business retention and recruitment strategies for the
Madison Street corridor.

These considerations led the Village to hire a consultant team and appoint an official Madison Street
Corridor Plan Steering Committee. These two groups are charged with working closely with the
Village, residents, and the business community to develop a corridor plan, design principles, and
implementation strategies.

June 5, 2006 I LY I 2



Village of Oak Park Madison Street Corridor Inventory Report and Opportunity Analysis

Study Area

The Study Area for the Madison Street Corridor Plan includes the portion of the Madison Street
corridor and the adjacent block between Harlem Avenue to the west and Austin Boulevard to the
east. Map 1 illustrates the Study Area and its relationship within the Village of Oak Park.

June 5, 2006 I LY I 3
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Village of Oak Park Madison Street Corridor Inventory Report and Opportunity Analysis

DEMOGRAPHIC AND HOUSING TRENDS

Good planning relies on an understanding of the current
demographic characteristics of the planning area, the
relationships between different types of characteristics, and
how those characteristics have been changing over time. The
characteristics discussed below for the Madison Street
Corridor Study Area include demographics, housing, and
population segmentation.

For the purpose of gathering Census Data, the project
boundaries are slightly different than the Study Area
boundaries identified on Map 1. All references to the Study
Area for Census related data are referring to Census Tracts
81206, 8127, 8128, 8129, 8130, as shown on Map 2. This area
extends from South Boulevard to the north, Austin
Boulevard to the east, Harrison Street to the south, and
Harlem Avenue to the west. Please see the appendix for
detailed data tables.

Population Trends and Characteristics
Demographic data show that the Study Area has the
following characteristics compared to the ,

Village as a whole.

®= A more rapidly decreasing
population. The Study Area
experienced a 7% decrease in population
from 1990-2000 compared to the Village
of Oak Park as a whole, which only had
a 0.21% population decrease.

= A higher share of young persons. The
median age within the Study Area was
34.0 in 2000 and 36.0 for the Village as a
whole.

= Slightly more diversity than the rest
of the Village. In 2000, 66.9% of the
residents in the Study Area were white, as compared to 68.8% for the Village.

* A higher percentage of rental housing. Over 54% of occupied housing units were rentals
in 2000, as compared to 45% rental in the Village of Oak Park.

= A higher percentage of multi-family housing. Over 71% of the housing in the Study
Area was two-family or multi-family in 2000 compared to 59% in the Village of Oak Park.

= Slightly more affordable rents. Rental units in the Study Area were slightly more
affordable than the Village as a whole in 2000, with the average rents of $668 per month,
compared to $§674 for the Village of Oak Park.

June 5, 2006 I M [ 5
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Demographic data show the following differences within the Study Area:

* More single family homes to the
south. Over 60% of the households
were owner occupied in the southern
two Census Tracts in 2000 compared
to the northern three Census Tracts,
which each had under 20% owner
occupied housing.

= More diversity to the east. Over 90%
of population in the two Census Tracts
to the west was white in 2000,
compared to the three census tracts to
the east which were each under 70%
white.

* Higher income to the west. The
median household income in the Census Tracts to the west of the corridor was over $70,000
in 2000 compared to the three Census Tracts to the east which ranged from $45,000 -
$50,000.

e
June 5, 2006 I MI 6
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Village of Oak Park Madison Street Corridor Inventory Report and Opportunity Analysis

PHYSICAL ANALYSIS

The following analysis of the Madison Street Corridor identifies existing conditions and patterns that
will influence future urban design alternatives and recommendations. They include:

= Land Use Patterns

* Traffic, Transportation, and Parking
* Development Pattern

= Streetscape and Open Space

Land Use Patterns

The Village’s consultant conducted an
inventory of the Study Area’s existing land
uses using data from the Village, aerial
photography, corridor site visits, and
consultation with Village and local
representatives. The land use survey was not
an inventory of existing zoning, which in
some cases is different from the actual use of
the land. Map 3 depicts the existing (2005)
land use pattern in the Study Area.

Key findings related to the existing land use
pattern include the following:

* The Madison Street frontage is
predominately characterized by
commercial uses: automotive, mixed-
use development, general commercial
services, and office.

* Automotive uses are scattered
throughout the corridor with a cluster
between Oak Park Avenue and
Ridgeland Avenue.

* Housing styles are typically single-
family south of Madison Street and
two-family and multi-family dwellings
north of Madison Street, with some
pockets of single-family homes.

*  Multi-family housing on the corridor
frontage is being introduced at the
west end of the corridor in recent developments.

P
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Village of Oak Park Madison Street Corridor

Inventory Report and Opportunity Analysis

The table below breaks down the land uses by acreage and percentage of the corridor for the
corridor frontage and the Study Area as a whole.

Corridor Corridor
Frontage Frontage % of  Study Area  Study Area
Existing Land Use J X (1 Total Acres % of Total

Automotive 5.08 14.5% 5.08 2.6%
Commercial Services 4.79 13.6% 4.94 2.6%
Educational 0.58 1.7% 12.16 6.3%
Institutional 3.07 8.7% 15.61 8.1%
Mixed Commercial 0.53 1.5% 0.53 0.3%
Multi Family 2.33 6.6% 61.71 32.1%
Office 4.55 13.0% 4.66 2.4%
Parking 1.98 5.6% 3.71 1.9%
Park 0.00 0.0% 0.85 0.4%
Industrial 0.15 0.4% 0.15 0.1%
Mixed-Use Commercial/Residential | 5.02 14.3% 5.02 2.6%
Restaurant 1.96 5.6% 2.74 1.4%
Retail 3.90 11.1% 4.54 2.4%
Single Family Residential 0.48 1.4% 66.67 34.7%
Two Family 0.00 0.0% 2.70 1.4%
Vacant/Under Construction 0.66 1.9% 1.04 0.5%

Traffic, Transportation, and Parking
A detailed analysis of traffic and parking provided by Kenig,

Lindgren, O'Hara, Aboona, Inc is provided in appendix.

The Study Area contains a gridded street network. The
street network is comprised of a hierarchy of street types as
described below. A detailed transportation assessment has
been conducted for the Study Area, as described in the

section that follows.

® Madison Street, a four lane arterial through the

Village of Oak Park, connects the City of Chicago
from the east and the Village of Forest Park on the

west.

* Harlem Avenue and Austin Boulevard are arterial
roadways, marking the eastern and western termini

of the study area, respectively.

= Wisconsin Avenue, Home Avenue, Grove Avenue,
Oak Park Avenue, East Avenue, Lombard Avenue,
and Ridgeland Avenue are collector or minor arterial

streets that cross Madison Street. These streets are important north-south streets connecting

Madison Street to adjacent residential neighborhoods and downtown Oak Park.

* Washington Boulevard, Adams Street, and Monroe Street run parallel to Madison Street and

may be affected by future redevelopment in the study area.

June 5, 2006
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Village of Oak Park Madison Street Corridor Inventory Report and Opportunity Analysis

* The remaining streets are secondary streets currently carrying light vehicular and pedestrian
traffic.

Parking is in short supply for the entire length of the corridor. Parking is currently provided in
privately-owned surface lots, some Village-owned parking lots, and on-street parking.

The Chicago Transit Authority (CTA) operates a bus route that terminates at the bus transfer station
at the northeast corner of Austin Boulevard and Madison Street, in the City of Chicago. Pace, the
commuter bus system, meets the CTA line at the Austin transfer station and continues a route down
Madison Street. Additionally, the Village of Oak Park operates a shuttle that serves Madison Street.

Pedestrian use the sidewalks along Madison Street, but are limited in opportunities to cross the street
due to the few through intersections. Augusta Boulevard has been marked as the continuation of the
Grand Illinois Trail, a bike route east and west through the Village. Several alternative cycling routes
are being considered by the Village, including Jackson Boulevard to the south of Madison Street.
Although bike routes are not currently being planned for Madison Street, the opportunity exists to
explore a bike/transit route on Madison Street with the reduction of a lane of traffic on Madison
Street.

Development Pattern

The development pattern on Madison Street is primarily linear, but interrupted by several key sites
that occupy deeper lot depths. Nearly the entire length of the corridor is configured around shallow
lot depths and therefore is challenged by limited space for parking. This development pattern is
perpetuated by the fragmented ownership on the corridor.

Streetscape and Open Space

The Madison Street corridor is currently void
of much open space. The park located on
Adams Street between Ridgeland and Cuyler
Avenue is the largest green space in the Study
Area, in addition to the park located south of
the Village Hall parking lot.

A recent streetscape plan for Madison Street is
currently being implemented on the eastern
edge of the corridor. A planted median begins
at the east end of the corridor and is continued
to Oak Park Avenue. This pattern cannot
continue further west with the roadway’s
current configuration due to the narrowed —
right-of —way west of Oak Park Avenue. The Vlllage of Forest Park has 11nplernented an urban
streetscape program on Madison Street using the same right-of-way constraints as the west end of
the corridor in Oak Park.

June 5, 2006 I MI 10
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Village of Oak Park Madison Street Corridor Inventory Report and Opportunity Analysis

RELATED PLANNING ACTIVITIES

Several community planning efforts have identified Madison Street for future revitalization efforts.
As such, the business community and the neighborhoods have undertaken the following initiatives
to guide the future of the corridor. The following previous planning activities are efforts that are
providing the foundation for this plan and future corridor revitalization efforts.

= Economic and Market Analysis, Madison Street Commercial Corridor. (Arthur
Anderson LLP, 1999) This market analysis recommended a redevelopment strategy for
Madison Street focusing on public/private actions to create multiple redevelopment nodes.
Recommended uses to attract included auto sales and services, casual dining and fast food,
smaller appliance retailers, bookstore, office supply and service, and complimentary
residential development.

* Madison Street Corridor Landscape Improvements (Schreiber/Anderson Associates,
2004) This landscape improvement plan made recommendations for median landscaping
and other landscape elements for the Madison Street corridor in order to unify the areas
between Harlem and Austin. The recommendations also included a Master Plan for the
corridor.

Additional plans consulted include:

= Village of Oak Park Community Survey (2004)

= Village of Oak Park Zoning Ordinance (2002)

= Village of Oak Park Comprehensive Plan (1990)

®  Chicago Avenue Neighborhood Plan (Soloman Cordwell Buenz & Associates. Inc., 2005)

* Cap the IKE Feasibility Study (URS Corporation, 2005)

®  Greater Downtown Master Plan and Development Guidelines (Crandall Arambula PC,
2005)

* Redevelopment Plan for Roosevelt Road (Farr Associates, 2003)

INITIAL PUBLIC PARTICIPATION

Encouraging public participation is a key goal
of this planning effort to shape Madison
Street. The Village believes that public
participation will help ensure the resulting
plan accurately reflects the vision, goals, and
values of residents and business owners and
will ensure that the plan is implemented by
creating a sense of “ownership” among the
participants. For this reason, the Village
embarked on several public participation
events to involve and inform the public
during this initial planning stage. The
following is a summary of these endeavors,
which will be used to guide the recommendations of this plan.

June 5, 2006 I M [ 12
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Activities

Four main activities were implemented to
gather public opinion and understanding
regarding the corridor study:

= Steering Committee Kick-off Meeting

= Stakeholder Interviews

® Public Assets and Opportunities
Forum

®  Public Visioning Forum

Together these four components have
provided a framework for the development of [EESSSENNESTTN NS
corridor alternatives.

Facilitators

Vandewalle & Associates and Nancy Seeger Associates were responsible for facilitating, analyzing,
and summarizing the public forums and stakeholder interviews. This included an initial analysis of
data and current corridor activities in order to develop the programs through which public concerns
could effectively be communicated. Vandewalle & Associates developed each of the public
participation activities, as well as collected and summarized the results. Village Staff was responsible
for program review, scheduling, and marketing.

Marketing and Advertising
Village staff advertised the public participation events individually using the following methods. The
marketing materials for each forum are included in the appendix of this report.

= Flyers mailed to homes in the Study Area
= Press Releases
= Internet Postings

Steering Committee Meeting

The Madison Street Corridor Plan Steering Committee, the Village Board, and Village Staff attended
a Kick-off Meeting on the evening of December 1, 2005 at the Village Hall. The consultant team
initiated the meeting by reviewing the project approach, project schedule, and the project
management structure. Meeting participants were asked to answer a series of questions regarding
their perceptions of existing conditions and their visions for the Madison Street corridor.
Participants were also asked to comment on the factors leading to a successful corridor plan.

In general, responses to the questions indicated the need for more pedestrian-oriented development,
aesthetic improvements, vibrant independently-owned businesses, and additional parking. The plan
will be considered a success if it achieves consensus, includes representative participation, and
outlines a clear plan for implementation.

The full meeting materials and summaries are included in the appendix of this report.

Stakeholder Interviews

Interviews with key corridor stakeholders were conducted in December of 2005. Thirty interviews
with approximately seventy individuals were conducted. The input from these interviews will be
included in the development of corridor alternatives and implementation plans.
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Participants were interested in:

* Pedestrian-friendly development

*  Small independently-owned businesses

* Hotel and meeting space in Oak Park

* Additional parking

®  Detailed strategy for plan implementation

* Distinguished gateway to Chicago

* Pursuing the reduction of a lane of traffic to create transit/bike lane
®  Green space and “green” architecture

= National chain stores to anchor smaller stores

* Transportation improvements to increase pedestrian safety

The list of interviewed groups or individuals is included in the appendix of this report.

Assets and Opportunities Forum

A corridor-wide forum was conducted to identify the common perceptions and concerns along the
corridor. The community at-large, property owners, business owners, and key community leaders
were invited. The forum was held on the evening of December 7, 2005 at RUSH Oak Park Hospital.
Approximately 80 people attended the forum.

The forum addressed quality of life issues in the general project area by identifying individual and
group likes and dislikes, threats and challenges, trends and opportunities, defining features, and the
corridot’s role in the community and region. In addition to these questions, participants were asked
to identify specific places on a map: preservation sites, revitalization sites, redevelopment sites,
traffic hot spots, public amenities, and important places.

The forum identified three main concerns in the corridor: aesthetics, economic development, and
transportation/pedestrian safety. Specific key points recorded from the forum were a need for
pedestrian friendly development, mixed-use development, greenspace, and more parking. In addition
to these concerns, residents communicated that they value the Madison Street corridor due to the
strong residential communities, the Village Hall, traffic mobility, transportation accessibility, and
commercial potential.

The full meeting materials and summaries are included in the appendix of this report.

Visioning Forum

A corridor-wide Visioning Forum was conducted to allow residents, business owners, and
community leaders to express their visions for the future of Madison Street. The forum was held on
the evening of December 14, 2005 at RUSH Oak Park Hospital. Approximately 90 people attended
the forum.

The forum first asked participants to consider the future role and identity of Madison Street; as a
mixed-use district, employment district, traffic artery, etc. Next participants were asked to “build” a
model segment of the corridor — given a prototypical intersection participants annotated a map with
words and sample photographs to express the type and scale of development appropriate for
different parts of the corridor.

The forum identified the following future roles and identities for Madison Street: mixed-use district,
regional destination shopping, and neighborhood service center. The mapping exercise identified
visions for mixed-use development at key intersections, greenspace in the public right-of-ways and
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near schools, more dense development north of the corridor, a buffer between commercial and
residential to the south of the corridor, creative parking solutions, and more public art.

The full meeting materials and summaries are included in the appendix of this report.

OPPORTUNITY ANALYSIS

The purpose of the Opportunity Analysis is to conceptualize “big picture” ideas inspired from the
community’s given assets and unrealized potentials. The purpose of this activity is to identify the
relationships and combinations of community attributes that can serve as catalysts for positive
change along the corridor.

These larger opportunities will be translated into alternative visions for the future growth and
development of the corridor including the generalized land uses, type and scale of development,
transportation needs, and extent of Village participation in implementation activities such as the
provision public improvements, regulatory changes, and marketing.

Regional Context

The Village of Oak Park is situated directly to the west of the City of Chicago along the Eisenhower
Expressway. Map 4 shows the relationship of the Study Area to the surrounding region. As an inner-
ring suburb, the Village maintains the gridded street network and dense residential atmosphere that
characterizes its urban neighbor. Two CTA transit lines serve Oak Park, one through downtown
Oak Park and the other along the Eisenhower Expressway. This proximity to Chicago, and
downtown Chicago’s employment and cultural center, in addition to excellent transportation
accessibility gives the Village special market advantages and opportunities for residential living and
retail development. In addition to its location, the Village’s cultural amenities give it a superior
advantage in the region.

Oak Park’s commitment to cultural acceptance, its depth of architectural character, and its proximity
to jobs and transportation create a living atmosphere that rivals the most upscale neighborhoods in
the City of Chicago, but with a sense of community that is unparalleled in these neighborhoods.
These advantages have set the Village apart from the region and should be capitalized on within the
Madison Street Corridor Plan.

Role of Madison Street in Oak Park

Within Oak Park, Madison Street serves as the primary east/west arterial, moving traffic efficiently
from one edge of the community to the other. This accessibility is what drove the corridor’s former
identity as an auto-dealer row. Today the corridor has attracted several businesses wishing to
capitalize on these high traffic volumes, as well as businesses attracted to the corridor’s low rents
relative to other areas in the Village. In addition to these businesses the following uses serve as key
anchors along the corridor:

= Village Hall

®  TFenwick High School

®  Public Schools

= RUSH Oak Park Hospital

= Park District Building and Gymnastics Center
= Village Players Theater

June 5, 2006 I LY l 15



Village of Oak Park Madison Street Corridor Inventory Report and Opportunity Analysis

Corridor Opportunities
The following primary opportunities have been identified based on Oak Park’s regional location and
Madison Street’s role in the community.

= Accessible Corridor: This opportunity capitalizes on the high traffic volumes and existing
cluster of auto-oriented uses and seeks to attract national and local retailers and service users
with a desire for visibility.

* Regional Destination: This opportunity capitalizes on the strength of the Village’s position
in the region and seeks to create regional destinations on the Madison Street corridor.

®= Linear Greenway: This opportunity capitalizes on the strength and proximity of the
neighboring residential neighborhoods and seeks to create a neighborhood-based retail
corridor with emphasized green space and unique neighborhood retail.

Redevelopment Area and Sites

The Vision Alternatives presented later in the planning process will address each of these recognized
opportunities and create a corridor-wide vision from them. Each of these visions will be
accompanied by an implementation strategy that identifies catalytic projects for plan
implementation. The potential redevelopment sites for these catalytic projects will be chosen from

sites that are currently available for development, under common ownership, or under the control of
the Village.

These potential redevelopment sites may include the following:

* The Village-owned property at the northeast corner of Oak Park Avenue and Madison Street

* The Village-owned former Volvo dealership at the northern side of the Madison Street and
Highland Avenue intersection

* The Village-owned former funeral home site at Highland Avenue and Madison Street

= The Village Hall at Lombard and Madison Street

* The potential private development site at the southeast corner of Oak Park Avenue

* The potential private development site on the north side of Madison Street at the Humphrey
intersection

June 5, 2006 I LY I 16
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Village of Oak Park Madison Street Corridor Appendix A: Demographic Data

APPENDIX A: DEMOGRAPHIC DATA

Population Characteristics

% Female % Under 18 % 65 and over Median Age

1990 2000 1990 2000 1990 2000 1990 2000
Census Tract 8126 54.3% | 55.1% | 22.4% | 20.4% | 6.5% 5.6% 30.6 33.0
Census Tract 8127 54.2% | 48.3% | 18.4% | 17.3% | 14.7% |10.2% | 34.0 37.5
Census Tract 8128 55.0% | 78.1% | 14% 18.0% | 14.4% | 14.8% | 33.6 35.3
Census Tract 8129 52.7% | 64.8% | 25.3% | 35.0% | 10.9% | 9.6% 34.0 35.4
Census Tract 8130 52.7% | 56.6% |29.4% | 31.8% | 6.4% 0.2% 31.5 34.2
Study Area 53.8% |53.8% |21.7% |21.7% |10.7% |8.5% |32.8 34.9
Village of Oak Park 53.4% | 53.5% | 23.2% | 24.2% |11.5% |9.5% | 33.8 36.0
Sonrce: U.S. Census of Population and Housing, 1990, 2000

Race
Census Census Census Census Census Village

Tract Tract Tract Tract Tract of Oak

8126 8127 8128 8129 8130 Park
% White 55.8% | 56.9% | 95.4% | 98.9% |70.1% | 66.9% | 68.8%
% Black or African American | 38.8% | 21.2% | 32.0% | 15.2% | 29.8% | 23.8% | 22.4%
% American Indian/Alaska | 0.2% 0.2% 0.3% 0.2% 0.3% 0.2% | 0.2%
Native
% Asian 3.7% 4.2% 9.0% 5.2% 2.6% 4.4% | 41%
% Native Hawaiian or Pacific | 0.0% 0.0% 0.1% 0.1% 0.0% 0.0% | 0.0%
Islander
% Hispanic or Latino 4.7% 4.4% 6.7% 6% 5.9% 4.9% | 4.5%
% Other 2.0% 1.9% 2.2% 2.5% 2.4% 1.7% | 1.6%
Sonrce: U.S. Census of Population and Housing, 1990, 2000
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Housing Stock

Mobile

1-unit detached 2 to 4 units 5 to 9 units 10 or more units or other

1990 2000 1990 2000 1990 2000 1990 2000 1990 2000
Census Tract 8126 18.9% | 17.0% | 10.1% | 12.1% | 12.2% | 10.4% | 58.3% | 60.0% | 0.5% | 0.0%
Census Tract 8127 15.9% | 19.4% | 11.3% | 10.8% | 15.0% | 16.0% | 50.9% | 51.5% | 4.9% | 0.0%
Census Tract 8128 4.8% 5.9% 12.6% | 13.7% | 13.4% | 12.2% | 65.9% | 65.6% | 1.2% | 0.0%
Census Tract 8129 59.9% | 62.9% | 14.7% | 15.3% | 6.3% | 5.5% 14.7% | 14.5% | 4.1% | 0.0%
Census Tract 8130 62.4% | 60.9% | 17.8% | 18.5% | 7.3% | 7.8% 11.7% | 12.0% | 0.3% | 0.9%
Study Area 28.1% | 28.7% | 13.1% | 13.9% | 11.2% | 10.6% | 44.4% | 44.9% | 2.1% | 0.1%
Village of Oak Park 40.7% | 40.9% | 12.1% | 11.9% | 9.0% | 8.6% | 35.1% | 36.0% |1.3% | 0.1%
Source: U.S. Census of Population and Housing, 1990, 2000

Census

Housing Characteristics

Census

Census

Census

Census

Tract Tract Tract Tract Tract ﬂ:’:g \g::?(gpz:)kf
8126 8127 8128 8129 8130

Total Housing Units 1,948 1,746 3,270 1,858 1,548 10,098 23,723
% Vacant 2.9% 2.0% 3.1% 2.5% 2.6% 2.7% 2.7%
% Owner Occupied 31.9% 45.9% 33.8% 70.0% 68.7% 45.9% 54.7%
Median Value of Specified | $260,300 | $356,300 | $337,200 | $220,800 | $198,500 | $234,195 | $231,308
Owner-occupied housing
units
Median Household Income | $45,580 | $50,644 | $44,069 | $73.843 | $73.816 | $52,104 | $59,214
Median Monthly Contract | $670 $684 $672 $646 $630 $668 $674
Rent (USD)
Source: U.S. Census of Population and Housing, 1990, 2000
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APPENDIX B: TRAFFIC AND PARKING PROGRESS REPORT

Madison Street Corridor
Oak Park. Illinois

Traffic and Parking Progress Report

March 25, 2006
KLOA, Tnc,
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Village of Oak Park Madison Street Corridor Appendix B: Traffic and Parking Progress Report

Scope of Study

In November of 2005, Vandewalle & Associates was retatnesd as the prime consultand to lead a
teamn whose mission was to collect daia and evalusie land uses, iraffic, public oplnion, histaric
preservation and redevelopment opportunities in the Madison Street Comridor.  The comidor
spans 1.4 miles from Awstin Avenue on the cast o Harlem Avenue on the west  Kenig.
Lindgren, (' Hara, Aboona, Inc. (KLOW, Inc.) was part of the team directed o study traffic and
parking issues. Specifically, KLOA, Inc. was o evaluate or identily;

Part 1

= Exigting traffic operations and volumss

»  |ntersection Levels uTSl:n'il::.'lEl.{]S]

o The reality of ithe “Preferred Vision™ for sirect operations
= Areas of special imberest as articulated by the commiansty
¢  Operational changes o the sareet

o Emisting parling capacaty and s

= Pedestrian activity

Part 11

= Redevelopment sites

= Future roadway opcrations with redevelopment sines
®  Future parking demand of redevelopament

Eishd Work

A detailed field review of roadway lancs and geometry was porformed for the entirg cormdor
Tl i3 shown on Figares 1A and 11,

Traffic and Pedessrians

KLOA, Inc identified ecight key signalived imtersections for cvalusiion s well & cenain
pedesirian and 2-hour count bocations. The inlemsectiong ane

Austin Avenue
Lomband Avenue
Ridpelamd Avenue
East Avenue

Uk Park Avenmue
Homse Avenus

W consimn Sireet
Harkem Avenwe

A
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Village of Oak Park Madison Street Corridor Appendix B: Traffic and Parking Progress Report

All rradTie mevements wene coumnbsd wl cach imerseciion from 700 AM. b0 9 00 A DM and from
£:00 P, o G:00 PO, with the following exceptions: Ridpeland Avenve—because of the Percy
Julgan Middle Schon] nogih of the meersaction, the alternoon cound stamed carlice o 2 30 .M
The same i truic for East Avenue and ns relatsonship o Fernick High Schoal

Pedestrian movensents were recorded duning ihe same peak pencds ai all the aforementioned
imersections and o marked crosswalks locared o Kesilworth Avemne (Cowendolyn Brooks
Middle School) and @t Humphsey Awenuse (51 UCatherne’s School). 1o addeson, automatc
mnchine counters recorded wraffic for 4% hours o three locatsons in the comdor fo determine
dadly traffic volumes. Traflac counts ane shovwm on Figures A ird 28 anad pedestnan Eninls aro
shown on Figures YA and 3R

Parking

ELOA, Inc. myventorsed and coumed all en-sireet spaces 1 1the comidar & well as munscipal
permit areas and lots from %00 AM. to 500 [P on a woekday (Freday, January 20, 2004)
The peak period for parking was foand 10 be between 11 060 A6 pad 2 00 P 5. The peak hous
wars Do PO for onestreel parking and 5O AN Tor [l.uLlng Ita, The areds wene classihed

as follows Below 80 percent occupicd, B0 peecent cocipied and abave 90 percent Parking
risults are shown on Figares 4A and 4B

Special Study Requests from Community

As part of the overndl public process, e communpity had significant inpal inga the plan
Accordingly, the following Bsues wene kdentified as problems or 1deas that should be considered
If nod part of 1his scope, they aré identificd for future swidy, (Nole: Most comments relale 1o
areas west of Oak Park Averue.)

. Neighborhood Cut-Through Tralfie—Most concemns came from nesghbors focated wes
of Ouk Park Avenue and south of Madison Sdreet,  Speciflic mention was made of
Eenilwonh, Carmpenter and Grace Avemes, Possible crises are peak hour backups for
easibound on Madison Street o Oak Park Avenee. and alse northbound on Oak Pask
Avenue o Madison Street.  These backups couse motorests o “shosticut”™ theough the
nezighbarhoods.  Alibough counts were nod perfammed, visual obsepvations on oaly two
peeasions did not reveal significant activity, Infersectbon tmprovements for castbomd
Madizon Street at Oak Park Avenue such a5 a nighi-turn lane do ot appear possable due
b geometnic restrictions and cxisting land uses on the sie

- Abscre of good pedestrian crossing arcas specifically west of (ak Park Asvenue
This could inclade road fextene changss amd signags

. Sircetscape and bump outs necommended a5 pedesirian improvernenis.

—
June 5, 2006 LM_I 24



Village of Oak Park Madison Street Corridor Appendix B: Traffic and Parking Progress Report

: 3 §
BER
== s
BT R | o g 4
J1 Li,‘—l"llr!'ﬂn!
QUYATINOE NUSNY  oivmo 10t 0"
(093] e l) 206 == | ===
(6dine 60y —, | EEY -
Sa= z
g 237 ! =
: ;.| T2 g
g EEE = 7]
ges g
+ 2 -
15.;3 Lt o "
CET | o pes)m g o
J 4 L} g trelvrm or .
INNIAY JUVENOT  copm =l i
[LGHI0E ) —= —f-1 -] kil
15ET 20y 58 =y, =h= g
Egi 3
= E - ,
. :
28z =
BT g
g3 | = mons -
- #= [f3r] o¥ 9% e
J b L] o o b -
ANNAAY ONYIFDOH ‘ é‘.'m;ﬁ_, “1r E
: {061 M0 08 —, EEE .
35¢ t &
E = ER“’ E
- E" = =
= Eﬁ% 5 -
) =E % 5
s | mnmn o
w22 | . onm v ig x
J L} g iRlwe 25 3 % Ev:
fi T
ANNIAAY LEVE [ﬁfﬂ'fg ST r i;g; EE
=] ¥ = o
1551051 9 — Egﬁ [ Rkl r=
i35 Jadi | &
= .F; frrg e
213 8223 | 34
= AN, % -
=" PeEE E L

F Y
June 5, 2006 I_M__I T
a



Village of Oak Park Madison Street Corridor Appendix B: Traffic and Parking Progress Report

=]
5
—— g e
’ i ]
Eéa L i) el 69
F23 | o (9011500 Lo
J L] unue s
INEE1 9N SUE = | oo
lEnn — | SFH z
-t =
8 =t t =
5 : | 2 8 &
2 CE: = e L
‘ FET - -
‘ii L @ b
¥ | o (stime 5 -
JiL]l~w>e ;
INNAAY INOH  uas s =] " 1" o
129109 55 — e
[ERTIRM 2% ~% EEE =
4 -
=3~ =
= = -
b o s
Egl e
a8z n
=8, = (2o k2 o
w=5 | e pgie0e g o
J L] o~ ieuse -
R = | == =
6210221 42 =, | BFE "
550 :
=4 = A
sie : E |
mo | Y ppmeE o
#32 | o o men ;g 5
(ex ) & 4] g 19N nE 13 2 £,
L]
INNIAY WITHYH o0 oo o v T f ggﬁa EE
oy, | EAE g:fe | 52
i5c Jagef | &
B3 |
R E‘ = Ei
n:t_' Siga E;
= & & B =
39 CEEE E;

June 5, 2006 %

—
p-yg\'
*.-’



Appendix B: Traffic and Parking Progress Report
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- Consoldnte curb cuts and wtilze slleys for loading  aml scoess where possible
Futore developmenis dedicited alley nght-of-way.

- Create strategic pocket parking bods where possible
- Mumenous sHe speciitc sugpesiions,

- Crenerally look at ways o mprove traffic on Madison Street to avond intnsion omo olher
paralicl eas-wes drects

- Eeview the passibility of introducing o bicycle kane in the corridor.

- Hedwction of travel lanes from four o two (oo in cach direction] west of Oak Park
Avenus while increasing lane width, pasking areas and pedestrian improvemenis.

Preliminary Evaluation and Findings

Rmadw ay (hperations

Intersection bevels of service were performed at all eight -:i#rullmd imtersectioma.  Mosi, witl ihe
exceplion of Harlem Avenus (P.M. peak bowr ) perform well. Tabbe 1 below slsows the resulls

igI;I!IiHL'GHL'TIUH LEVEL OF SERVICE—EXISTING CONDITIONS

Intersection Weelday A M. Peak Hour Weekeday F.M. Peak Hour
Harlem Avenue B E

Wiscoimim Aveiue A A

Howse Avense B I

Ok Park Avenus C r

East A v C 8

Ridgeland Avenoe L

Losmbard Avenae H [}

Autin Boulevand 1] .

A
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The Village has underiaken a traffic signal imcroonncet and coondination projext.  This will
RISl N progressing traffic and improve operabions.  llewever, the operations by Hariem
Avenud opermie on o oseparate system,  Withow sipgnificast capacily of poometris improvermentd
al Harkem Avenise, the LOS will pot lmpeove skgnificantly

An arenal LOS evaluation was porformed for the roadway wen of Oak Park Avenue 1o
deicrmine ihe pl.u.rihi!ll}' ol I!'L'L‘I.B.‘II'IH lorees and mirodiscing other desipn features sach as ke
lames o expanded pasking bines. 11 was detesmirssd thal rosslwny opemtions would sigmficanly
allier specafically b serms of quening a1 mbosections Bevabe of 1he close spacing of
imterscctions, it 15 unreasomable 1o design o continoous widening and nammowiegy for (b Lmated
paortion.  Enst of (ak Park Avenue, ary changes would require o reduction in existing pavenent
Consequently, tscse changes i ibe strecl operations ane nol nooomimeendod,

Parking

The resalis of the imventory and reconding of cociapeed spaces indicate that in mose Block fees
pentiful p.n'l-img et The ﬂ:d'[n'.in-nl are ncar Ghe Yillage Hall, the Pk Dhsing
Headguariers, and the block immediagely west of Ridgeland Averue (south side)

Mew or redevelopment aneas should provide adequste parking for ressibenbnl whils wome
apportunlty exists for commercial o share on-street and in lots

A
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APPENDIX C: STEERING COMMITTEE MEETING MATERIALS

®  Meeting Agenda
= Meeting Survey

= Survey Summary
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Meeting Agenda

e S Cotnyg, Village of Oak Park
I M I MADISON STREET CORRIDOR

PLAN KIiCK-OFF MEETING AGENDA
December 1, 2005

Date, Time and Place
Thursday, December 1, 2005

7:00 p.m.
Village Hall
Participants
Village of Oak Park: Consultant Team:
Steering Committee Vandewalle & Associates
Village Board of Trustees Kenig, Lindgren, O’Hara, Aboona, Inc.
Village Staff Goodman-Williams Group
Nancy Seeger Associates
Wiss, Janney, Eisner Associates, Inc.
I. Infroductions
A. Welcome

B. Participants (name and board)
Consultant Team — project staff, general firm background

Il. Project Overview

A. Objectives and Final Products
B. General Project Schedule

C. Role of:
= Project Steering Committee = C(Citizens
= Village Board of Trustees = Consultant Team

= Village Staff
D. Public Participation Events

= Stakeholder Interviews = Public Presentation of Preferred Vision
®  Public SWOT (Strengths, = Visual Preference Survey

Weaknesses, Opportunities, ® Public Presentation of Draft Plan

and Threats) Forum = Final Plan Presentation

= Public Visioning Forum
= Public Presentation of Vision
Alternatives

lll. Surveys on Critical Issues and Project Goals
IV. Discussion of Survey Results
V. Final Thoughts and Wrap-Up
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Meeting Survey

P SRR Conyy. Village of Oak Park
l M I MADISON STREET CORRIDOR

PLAN KiCK-OFF MEETING SURVEY
December 1, 2005

Iam a:

Village Board Member
Steering Committee Member:
Village Staff Member:

What absolutely should not change on the corridor?

What absolutely should change on the corridor?
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(" g S Cotnyg, Village of Oak Park
I M I MADISON STREET CORRIDOR

PLAN KiCK-OFF MEETING SURVEY
December 1, 2005

Iam a:

Village Board Member
Steering Committee Member:
Village Staff Member:

The Madison Street Corridor is missing ...

The Madison Street Corridor has too much ...
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o8 SRS Cormyy. Village of Oak Park
I M I MADISON STREET CORRIDOR

PLAN KiCK-OFF MEETING SURVEY
December 1, 2005

Iam a:

Village Board Member
Steering Committee Member:
Village Staff Member:

This project will be a success if it ...

This project will be a failure if it ...
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Survey Summary
What Absolutely Should Not Change on the Corridor?

# of
Responses Responses
Village Staff:
1 Center median
1 Historic feel
1 Location of Village Hall
Village Board:
3 Keep a mix of retail/commercial / residential
2 Medians
1 Safe from crime
1 Use as a major arterial street
1 Wide parking
1 Green space
1 Hometown ma & pa business flavor
Steering Committee:
5 Keep unique/independent/small businesses
2 Full service bank
2 New streetscaping
2 Historic feel and buildings
2 Village Hall should stay
2 Hospital
1 Low cost restaurants (Al’s, Rebozo, Mamathai)
1 Restaurant mix
1 Variety of building style and type
1 Commercial and economic vitality
1 Easy access which relates to strong customer potential
1 Reduce lanes of traffic
1 “Big box” retailers (congest traffic)
1 No more multi-unit residential (already depressed residential market)
1 Park District
1 Residential sense of place (small buildings and housing stock)
1 Boulevard feel
1 Greenspace
What Absolutely Should Change on the Corridor?
# of
Responses Responses
Village Staff:
1 Land uses — need more vibrant businesses
1 Design elements — need upgrading of buildings and work areas
1 Create less auto-oriented; need more pedestrian-oriented
1 Enhance appearance
1 Enhance retail
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# of
Responses Responses
Village Board:
2 Should be pedestrian friendly
2 Streetscape upgrade (building on recent work)
1 Revitalized retail/residential /mixed-use
1 Strengthened links on the entire east-west corridor; quick, clean, extended Oak Park
1 Consolidation of government/institutional uses
1 Should be a place people want to be
1 Too many fast food restaurants
1 Empty buildings
1 District 97 buildings should be sold for private development; office/public work

space relocated

Steering Committee:

6

More pedestrian-friendly environment

Better parking

Fewer gas stations

Traffic patterns

Bike/ped transportation routes

Jewel Osco should be redone or removed

Better stores (businesses)

Appearance of storefront should be improved

More consistent scale of auto-oriented commercial uses

Garish national chain signage and fast food restaurants

Bunker buildings like Village Players and District 97

Fewer car rentals

Fewer auto body shops

Entry from Forest Park (currently Currency Exchange & Wendy’s)

Building styles should be uniform and cleaned up

Need higher end retail

Development of “market place” which gives future development direction

Street should be narrowed to one lane each direction with one parking lane

Better landscaping

Improved signage/visual consistency

Reduce chain retail and parking lots

Need parking for retail

Slow down traffic

New planters are too big, dangerous sight lines for turns

Business code violations
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More businesses for neighbors to shop; community businesses
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The Madison Street Corridor is Missing...

# of

Responses Responses
Village Staff:

1 Vibrancy at major intersection/residential/commercial uses

1 Identification

1 Key retail anchor development at Oak Park/Madison

1 Plan to guide Village’s development efforts on cohesive basis
Village Board:

1 Pedestrian friendliness

1 Upscale retail

1 Health food store (Trader Joe)

1 Ethnic restaurants

1 Set back on building

1 Entryway marker uniting Oak Park and Chicago

1 Mixed-use at key nodes

1 Reason to be there

1 21" century retail

1 East/west gateway development

1 Restaurant/night club opportunities

Steering Committee:

4 Pedestrian ease

Parking

Green space

Unifying characteristic/visual/design coherence

Coffee shop

Major retail (Starbucks, Linen N Things)

Jewel

Higher end retail

Updated retail for neighborhood

Places for students to go/shop/bars with music

Commerce/business vitality

Well-defined master plan

Professional office space

Unique building design

hotel

Better access

West end needs a gathering place

FEasy biking

New development

Bakery

Book store

Veggie/organic restaurant/supermarket

10,000 Villages

Pet store
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Infill construction/development
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# of
Responses Responses
1 Pedestrians
1 Rehab historic commercial building stretch

The Madison Street Corridor Has Too Much...

# of
Responses Responses

Village Staff:
1 Land uses that don’t cater to abutting residents
1 Out of date buildings
1 Check cashing businesses
1 Pizza places between Ridgeland and Lombard
Village Board:
2 Underutilized space
Hair/nail salons

Fast food restaurants

Empty buildings

Too many cookie cutter projects

Auto-oriented uses (drive to or drive through — no pedestrian)
Automotive uses (focus on cars themselves)

Stretches of uninviting businesses

[EEEN (VNSNS (NUNENY (NUEENY (U (FUIEN (U JUSN

Marginal retail/commercial uses

1 Taxing body properties which are not on the tax rolls (i.e. VOP, Parks, D97)
Steering Committee:

2 Underutilized commercial property
Unattractive storefronts

Hair salons and supply

Gas stations

Fast food

Dilapidated buildings

Auto body shops

Car dealerships

Auto-oriented construction/development

Film noire scene settings

Cars

Village owned parking lots

Street front parking lots (not street parking)
Non-tax paying properties
Non-commercial clusters

National chains
Laundromats
Currency exchanges

Condominium development
Cement buildings
Architectural design — especially more newer development

JUENY VI [FUEN) JUIN] U} JUIN) U\ UEN] Ui QU Uiy puiy puN e S TS I ST I S )

June 5, 2006 I LY I 41



Village of Oak Park Madison Street Corridor Appendix C: Steering Committee Meeting Materials

This Project will be a Success ifit. ..

# of
Responses Responses
Village Staff:
1 Achieves a consensus on how to move forward in revitalizing Madison Street
1 Satisfies the needs of the community
1 Is implemented
1 Has design review for new buildings and renovation
Village Board:
2 Provides plan with clear implementation, steps, timeframes, catalyst projects
1 Does not allow the steering committee to control the public process
1 If there is a cross section of the community (demographics, location)
1 Is implemented and acted upon
1 If there is true participation from area residents on both sides of Madison Street
1 If new development is brought throughout the corridor
1 People are proud of it

Steering Committee:

3

Is supported by stakeholders, residents

Creates a realistic and implementable vision

Adds small local business

Obtains input from many community sources and stakeholders

Revitalizes the district

Stimulates businesses

More green spaces (sustainability issues are followed)

Improves visual impact of street

Density is balanced with surrounding residential area

Keeps an open mind

Creates a more pedestrian and bike friendly corridor

Removes some of the gas stations with green space

Economic development for historic preservation

Provides sensible design improvement solutions for infrastructure and development

Balances new development and maintaining small businesses

Parking for the future demand

Brings coffee house and book store

Meets goals and objectives

Is supported by Village Board
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Generates practical, creative ideas to be assembled into a master plan

# of
Responses
Village Staff:

This Project will be a Failure ifit . ..

Responses

2

Doesn’t have support from stakeholders

1

Sites on a shelf

1

Doesn’t have a clear implementation plan and resources
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Village Board:

3

Is not implemented

Is viewed as a closed process (general public cannot contribute equally)

Committee does not have minority participation

Board does not give good direction

Viewed as not bringing deep planning expertise

Stakeholders are not heard

JEEN (NN NG NI N NG

It won’t be a failure!

1

Does not have clearly identified implementation steps

Steering Committee:

2

Isn’t supported by stakeholders

Isn’t supported by Village Board

Does not revitalize the district

Does not achieve a consensus plan to be adopted by Village Board

Does not provide guidelines, rules and regulations to shape future development

If it appears quality of life of residents is not a top priority

Raises tax base

Attracts “big box” chain stores

Becomes political

Isn’t implemented

If money is wasted

Replaces tax independent local businesses with national franchises

Adds congestion

Only changes land use from residential to commercial

Fails to provide parking

Fails to increase green space

Fails to increase pedestrian crossings

Is completely retail
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Incorporates ugly, flat development like Artists’ Square, Belmont Village & Sheiss
townhomes

Does not meet goals and objectives
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APPENDIX D: STAKEHOLDER INTERVIEW PARTICIPANTS

Jaon S o, Village of Oak Park
I M I MADISON STREET CORRIDOR

STAKEHOLDER INTERVIEWS
December 2005

The following groups or individuals were interviewed as a part of the Madison Street Corridor Plan
process:

= Balance

= Belmont Village

= Business Associations Council

= Chamber of Commerce

* Chicagoland Bicycle Federation

= CTA

* Deputy Village Manager

= FEast Madison Neighborhood Association
* Fellowship Church

®  TFenwick High School

= First Bank of Oak Patrk

= TFoley-Rice Auto

= Forum Oak Park

* Local Developer/Architect

®  Madison Square Townhome Association
= Madison Street Business Association

* Neighbors for Madison Renewal

* Neighbors United

* New Leadership Party

®  Oak Park Cycle Club

®  Oak Park Development Corporation
= Oak Park Regional Housing Center

= PACE

= Park District Staff

*  Percy Julian Middle School

= REDCOOP

=  St. Catherine/St. Lucy Catholic Church
= Village Clerk

= Village Hall Staff

= Village Managers Association

= Village President

= Village Trustees (in separate meetings)
= Visitors Bureau
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APPENDIX E: PUBLIC ASSETS AND OPPORTUNITIES MATERIALS

= Forum Invitation

=  Forum Press Release

* Forum Agenda

* Exercise One, Small Group Questions, Instructions and Summary
* Exercise Two, Mapping Exercise, Instructions and Result

* Individual Questionnaire and Summary
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Forum Invitation

The Village of Oak Park Madison Street Corridor Plan

o e o, ASSETS AND

I M I OPPORTUNTIES FORUM

Wednesday, December 7, 2005

7:00 p.m.
RUSH- OAK PARK HOSPITAL
Medical Arts Building-Gymnasium
Located atr 500 5. Maple

The Village Board of Trustees and the Madison Street Corridor Plan Project Steering Committee
have commuitted to creating a corridor plan for Madison Street reflective of the community
viston.  The Madison Street corndor and neighbonng residennal arcas are an important part of
the existing commurty, and a major event 15 bemng held to begin the planning effort for ths
AL

In order to create an effecuve plan, the Village of Oak Patk invites all property owners, business
owners, and residents of the area to participate in an Assets and Opportunities Forum. At the
Forum, we will discuss the opportunities and issues facing this area and possible directions for
the future.

The Forum wall be an mibal mectng for the creabon ol a Comdor Plan for Madson Street. The
new plan will help guide the growth, development, and redevelopment of the corndor. The Plan
will spell out the way the public would like to see this acea improved, and inform decision
makers on how that translates to improving the quality of life for residents, as well as improving
the business climate and area aesthertics.

Your mput early m the plinning process s W‘E lDOk fﬂfWﬂfd to

extremely mmportant o help the Village Seﬂiﬂ.g you on December
prepare a Plan that reflects the vision, goals, 7th!
and values of 1ts atizens and busmnesses. y

At the Forum, parcticipants will be asked to Questions? Please contact
express  their  opmions  about  current

= ; ) : Planning and Community
opportunities and future ssues, and wenafy

: : Dievelopment at
goals to help manage changes in the Madison (708)358-5418

Street area. s 15 vour chance to give vorce

vour opimons about the character of this

inportant corndor. This 15 a fun and V
entertaining experience.  Please plan to A
attend!

*SEE REVERSE SIDE FOR PROJECT SCHEDULE Oak Park
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Forum Press Release

L
Oak Park For Immediate Release: 12.01.05
Fram: David Powers Contact: Cralg Fallor
Communications Director Village Planner
708 268.6781 73585418

The first in a series of public forums to gather community input to help create a plan for
the future redevelopment of the Madison Street Corridor from Austin Boulevard to Harlem
Avenue is scheduled for 7 pam., Wed., Dec. 7. in the Medical Arts Building gymnasium at Rush-
Oak Park Hospital, 500 5. Maple Ave.

All area property owners, business owners and residents are urged to participate in this
initial discussion of he assels and opportunities along the vital east-west Madison Street
Caorridar, the first step toward forging puidelines for its future redevelopmeant and growth,

“This forum is an oppartunity for all stakeholders to have a voice and play an active role
in & vital planning process.” said Village Planner Craig Failor, who added that the forum should
be a fun and entertaining expariance,

“The new plan will not only help guide the future growth, development and
redevelopment of the corridor, but also will spell out how the public would like to see this area
improved,” he said. "Public participation in the creation of the plan will help decision makers
articulate a community vision for how best to improve the guality of life for area residents, while
alsa Impraving the business climate and peneral assthetics of the corridar,”

Early community Input is extremely important, Failor said, to ensure that the Madison
Street Corndor plan reflects the collective vision, goals and values of the area's residents and
business operators,

The project. which is expected 1o take about six months, will led by Wisconsin-based
Vandewalle & Associates, which was selected through a Request for Qualifications [RFQ) issued
In September and after presentations by the top three firms to the Village Board at a study
session in Oclober.

A stearing committee has been selected to work closely with the consultant throughout
the process. Committee members include citizen representatives from several Village
commissions, including the Historic Preservation Commission, Plan Commission, Community
Desipn Commission, Enviranmental & Energy Advisory commission, Unlversal Access
Commission and Transportation Commission, as wll as Madison Strect businesses and
property owners and neighborhood residents.

-maore-

-
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Madison Street Planning
222

Additional public forums are planned, and the community will be kept up to date through
a special project website expected to go on-ling before the and of the year.
For more information call 358.5425 ar emall comsves@oak park us. Information alsa
will be posted al www.o0ak-Dark.us.
HitH
| project schedule is attachad.
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sireer B,
O -
A oy,

o Village of Oak Park

MADISON STREET CORRIDOR
PROJECT SCHEDULE

DAN FARE LiINQ1N

Praject Steering Committee Meeting #1 (with Village Board), Kick-off Meeting: Thuorsday,
Drevember st (7:00)

Public Azsets and Opporunities Forum: Wednesday, December 77 (7:00)
Public Visioning Forum: Wednesday, December Tth [7:00)

Project Steering Commuitiee Meeting #2, Discuss Inventory Repord, Vision Altermatives, and
Opportunity Analysis: Wednesday, January 117 [6:30)

Wisr, fanmey, Hiitner Asiodater, lne Precentation fa Hivarie Procomatfon Commdriten: |hwrsday, famary 127
Feuiar aveeting)

Plian Comerrission fo vevvene Taventory Baport and Viwon Alfernativer (no consadtanty present): Thirsday, fanwary
157 fad remelar mveelinn)

Public Meeting 1o Present Vision Alternatives: Thursday, January 26" (T:00)

Project Steering Committee Meeting #3 (with Village Roard), Discuss Preferred Vision:
Wednesday, February 8" (7:00)

Plan Convnricsion fo peidew Preferved |ision (ne consnltants present): Threday, Febesary 16" (af reondar meeiing)
Public Presentation of Preferred Vision: Thursday, Febraary 237 (7:00)

Public Visual Preference Survey: Wednesday, March 8% (7:00)

Exiseerr Dvaft Cordlor Plas nith V'iligee Boarat Thwrsehay, Maroh 305 (72061

Praject Steering Caommittee Meeting #4, Thiscuss Draft Corridor Plan: Wednesday, April 5th
(630

Public Meeting 10 Present Diraft Cornidor Plan: Wednesday, Apnl 197 (7:00)
Plan Comenrivsion o rerten Drafl Corvidor Plant {ne consultants presentle Thervdey, Al 207 fat regnlar meeting)
Praject Steering Commitiee #5; Discuss Final Corridor Plan: Thursday, Aprl 27 (63N

Final Plun Presentation to Plan Commuission and Village Board (with Project Steering
Committee): Thursday, May 117 [7:00)
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Forum Agenda

MITECE pg . |
?Nﬂn““ L

M'
b d

CGAK PARK, |

Agenda

1. Introduction
= Welcoming comments
* Orientation to Forum objectives and schedule
= Questionnaire instructions

2. Identification of Community Assets and Opportunities
= Select Facilitator, Recorder & Reporter for each group
* Individuals fill out the small group questionnaire
®  Small groups record each person’s top responses on large sheets
= Small group prioritizes top 5 responses to each question on fresh large
sheets

= Small groups report on responses to large group

Village of Oak Park
MADISON STREET CORRIDOR

ASSETS AND OPPORTUNITIES FORUM

December 7, 2005

7:00 — 7:10 p.m.
5 min.
5 min.

7:10 — 8:05 p.m.
5 min.

10 min.

15 min.

10 min.

15 min.

Break 8:05 — 8:15 p.m.

3. Mapping Exercise: Targeting 8:15 — 8:55 p.m.
= Oral instructions 5 min.
= Mapping exercise 20 min.
®  Summary of Results 15 min.

4. Wrap-up 8:55 = 9:00 pm.
* Describe next steps in the planning process
*  Open Forum for comments, questions and discussion
= Collect questionnaires
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Exercise One, Small Group Questions, Instructions and Summary

a.\'“‘“ prBom “orerg, Village of Oak Park
MADISON STREET CORRIDOR
l M I ASSETS AND OPPORTUNITIES FORUM

SMALL GROUP QUESTIONS
December 7, 2005

This exercise is intended to get your perspective on the future of Madison Street. Please think
broadly about existing conditions and the future of the corridor.

After you read the following questions, please write a brief response to the question. At the end
of this meeting, we will ask that you return this sheet, so please write as neatly as possible.

Please take 10 minutes to write down your responses to both of the following questions. After
everyone completes this sheet, we will ask you to share and discuss your thoughts with your table

group.

What DON’T YOU LIKE about Madison Street — what would you most like to change?

What DO YOU LIKE about Madison Street — what absolutely must stay the same?
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n BETEEE p Vlllage of Oak Park
E-“‘u L

MADISON STREET CORRIDOR
I M I ASSETS AND OPPORTUNITIES FORUM

SMALL GROUP QUESTIONS
December 7, 2005

This exercise is intended to get your perspective on the future of Madison Street. Please think
broadly about existing conditions and the future of the corridor.

After you read the following questions, please write a brief response to the question. At the end
of this meeting, we will ask that you return this sheet, so please write as neatly as possible.

Please take 10 minutes to write down your responses to both of the following questions. After
everyone completes this sheet, we will ask you to share and discuss your thoughts with your table

group.

What are some of the THREATS/CHALLENGES facing Madison Street both today and in
the future?

What are potential POSITIVE TRENDS/OPPORTUNITIES for Madison Street both today
and in the future?
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a.\'“‘“ P “orerg, Village of Oak Park
MADISON STREET CORRIDOR
I M I ASSETS AND OPPORTUNITIES FORUM

SMALL GROUP QUESTIONS
December 7, 2005

This exercise is intended to get your perspective on the future of Madison Street. Please think
broadly about existing conditions and the future of the corridor.

After you read the following questions, please write a brief response to the question. At the end
of this meeting, we will ask that you return this sheet, so please write as neatly as possible.

Please take 10 minutes to write down your responses to both of the following questions. After
everyone completes this sheet, we will ask you to share and discuss your thoughts with your table

group.

What defining features would you describe about Madison Street to someone outside of the
community — what is Madison Street’s image to YOU AND OTHER RESIDENTS?

What would YOU LIKE the image of Madison Street to be?
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a.\'“‘“ P “orerg, Village of Oak Park
MADISON STREET CORRIDOR
I M I ASSETS AND OPPORTUNITIES FORUM

SMALL GROUP QUESTIONS
December 7, 2005

This exercise is intended to get your perspective on the future of Madison Street. Please think
broadly about existing conditions and the future of the corridor.

After you read the following questions, please write a brief response to the question. At the end
of this meeting, we will ask that you return this sheet, so please write as neatly as possible.

Please take 10 minutes to write down your responses to both of the following questions. After
everyone completes this sheet, we will ask you to share and discuss your thoughts with your table

group.

What defining features would people who do not live in Oak Park use to describe Madison
Street — what is THEIR image of the corridor?

What do you think their image SHOULD BE?
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n BETEEE p Vlllage of Oak Park
E-“‘u L

MADISON STREET CORRIDOR
I M I ASSETS AND OPPORTUNITIES FORUM

SMALL GROUP QUESTIONS
December 7, 2005

This exercise is intended to get your perspective on the future of Madison Street. Please think
broadly about existing conditions and the future of the corridor.

After you read the following questions, please write a brief response to the question. At the end
of this meeting, we will ask that you return this sheet, so please write as neatly as possible.

Please take 10 minutes to write down your responses to both of the following questions. After
everyone completes this sheet, we will ask you to share and discuss your thoughts with your table

group.

What should the role of Madison Street be for the OAK PARK COMMUNITY — what
function(s) should it serve?

What should the role of Madison Street be for the CHICAGO REGION - what function(s)
should it serve?
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What DON’T YOU LIKE about Madison Street — what would you most like to change?

Table 3 Table 8
= No gathering places " Lack of pedestrian traffic
= Uninviting appearance * No continuity
* Underutilized land * Needs mixed use/heights
= Tack of independent businesses * Old, poor buildings
= Uninteresting businesses * Jack of community respect

®  Wealth of surrounding neighborhood * Potential

®  Open traffic corridors *  Boulevard feel

® Present building heights *  Small, individually owned businesses
= Medians = Location; easy access

= Small, individually owned businesses » Village Hall

What are some of the THREATS/CHALLENGES facing Madison Street both today and in
the future?

Table 1 Table 6

= Stagnation * Lack of retail business

= Traffic *  Type of retail isn’t attractive

= Safety & security * Old buildings condition and size

®  Pedestrian-unfriendly » Traffic; too much, too fast, safety at crossing
* No more residential density *  Post rush hour sparse

* Need business incentive » Jack of parking

What are potential POSITIVE TRENDS/OPPORTUNITIES facing Madison Street both
today and in the future?

Table 1 Table 6

*  Family/ped-friendly * Townhomes & Belmont & Village Hall good
= Revitalized retail anchors
*  Unite business/residential/commercial » Village has property & good availability
=  More green "  Great access to Eisenhower & public
= More architecturally significant legacy transportation
* Revitalize corridor from blue to green line * Investments by larger businesses
»  Streetscape just redone east of Oak Park
» Village services
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What defining features would you describe about Madison Street to someone outside of the
community — what is Madison’s Street image to YOU AND OTHER RESIDENTS?

Table 2 Table 7
* Not part of Oak Park atmosphere *  Uninviting thoroughfare
= Pass through *  Odd mix of businesses
* Not appealing * Not pedestrian-friendly
* No personality * Dark and unsafe in some areas
* Narrow with less greenspace * Tired buildings

What would YOU LIKE the image of Madison Street to be?

Table 2 Table 7
® Destination for the neighborhood * Friendly neighborhood business districts
*  Small town experience * Pleasant metropolitan thoroughfare
* Focused retail plan * Good place to live
* Landscaping, beautification * Good place to work

* Slow traffic & add parking

What defining features would people who do not live in Oak Park use to describe Madison
Street — what is THEIR image of the corridor?

Table 5 Table 10

*  Major E/W passageway * Buildings not oriented to street and sidewalk
* Unwelcoming * Too many public buildings (school, City
* Not ped-friendly Hall)
= Too many of same kinds of retail " More office buildings
* Village institutions (First Bank, Village Hall, | ® Dark
Park District) * Underutilized
* Change to more residential development

What do you think their image SHOULD BE?

Table 5 Table 10

® Ped-friendly access " Ped-friendly access
*  More vital, affluent appearance * Boutiques/cafes/restaurants
= Less parking congestion *  Gathering places
* Planned residential development = Mixed-use
* Balanced mix of retail so people want to stop | ® More parking
and shop
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What should the role of Madison Street be for the OAK PARK COMMUNITY — what
function(s) should it serve?

Table 4 Table 9
= Mixed-use *  Major corridor of Oak Park; “showcase”
= Greenspace " Ped-friendly
* Ped/bike friendly = Mixed-use commercial/residential
® Cohesive development plan » Village buildings to stay or go?
* Consistent architectural theme * Community center; convention parking

What should the role of Madison Street be for the CHICAGO REGION - what function(s)
should it serve?

Table 4 Table 9

=  Supporting destination — Lake Street, Frank | ® Magnet for people traveling to and from city
Lloyd Wright " Magnet for Chicago business for expansion

® Theme destination — Art, antique * Integration of East/West

®  Architectural design standards

* Model for linear development (rather than

block by block)
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Exercise Two, Mapping Exercise, Instructions and Result

| a.\'“‘“ P “orerg, Village of Oak Park
MADISON STREET CORRIDOR
l M I ASSETS AND OPPORTUNITIES FORUM

MAPPING EXERCISE INSTRUCTIONS
December 7, 2005

The purpose of this exercise is to identify areas in the community that should be singled out for
special focus in the plan. Each of you will receive 6 colored dots in any color combination of their
choosing. The dots will be distributed by the “Dot Dealer” assigned to your table. Place your dots
on the area of the map where you believe the special or problem or conditions, corresponding to the
color code below, exist. Feel free to add comments on the margins to describe the issue, drawing a
line connecting the dot to the comment.

Dot COLOR CODE:

BLUE: Preservation sites. Sites of high cultural or historic value that should be preserved or restored.

YELLOW: Revitalization sites. These ate problem sites and/or buildings that have value and should
be maintained (both the structures and the underlying land use) but that currently present problems
related to crime or poor property maintenance.

BRIGHT ORANGE: Redevelopment sites: These are sites and/or buildings that that are functionally
obsolete, vacant, or blighted or where major conflicts with adjoining properties dictate that they be
cleared for some other building or use.

RED: Traffic “hot spots”: These are specific places where the transportation network system is
overloaded, failing, or simply dangerous — typically, sites with a high incidence of collisions, vehicle-
pedestrian conflicts, poor pedestrian connections/crossings to adjoining neighborhoods, speed
zones, or poor sightlines.

GREEN: Public amenities: Areas where public facilities are currently lacking and should be
introduced. Public facilities include such things as parks, pedestrian connections, outdoor markets,
landscaping and recreation facilities.

LIGHT ORANGE: Important places: Places that define Madison Street or Oak Park or important
community gathering places — places that are important to the community and should remain in that
role.

Note: The purpose of the exercise is to reveal consistency of feeling, thought or opinion among
participants as measured by the clustering of dots at specific points on the map. Therefore do not
assume that if someone has already marked your target area(s) that you have a “freebie” to use
someplace else. Also, if one of your target areas is larger than two adjacent sites, please use two dots
of the same color to mark the beginning and end points of the target area and then “fill in” the area
between them with a similarly colored marker.
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Individual Questionnaire

et IRreOS Sotnsy, Village of Oak Park
I M I MADISON STREET CORRIDOR

ASSETS AND OPPORTUNITIES FORUM
December 7, 2005

Assets and Opportunities Individual Questionnaire

1. What should be the primary focus of this plan? (Choose two)

* Improving corridor aesthetics. (e.g. streetscape, landscaping, signage, design controls, blight
removal etc.)

* Improving the functionality of the corridor. (e.g. access controls, signalization, reducing
traffic/land use conflicts, traffic-calming, etc.)

* Small/local business development

= Selective redevelopment of small areas within the corridor

* Improving the residential areas adjoining the corridor

* Increased retail and services (large and small)

= Greater employment opportunities

® Housing on Madison Street

= Mixed-use development (residential and commercial in the same building)

* Enhanced tax base (property and sales tax)

* Improving pedestrian connections along and across Madison Street

2. What is missing on the Madison Street Corridor?

3. What absolutely should change on the Madison Street Corridor?

4. What absolutely should not change on the Madison Street Corridor?

5. Please comment on other aspects of the project
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Individual Questionnaire Results

1. What should be the primary focus of this plan (Choose 2)

# of
Responses Responses

16 Improving corridor aesthetics (e.g. streetscape, landscaping, signage, design controls,
blight removal, etc.)

13 Mixed-use development (residential and commercial in the same building)

7 Increased retail and services (large and small)

6 Enhanced tax base (property and sales tax)

6 Improving the functionality of the corridor (e.g. access controls, signalization,
reducing traffic/land use conflicts, traffic-calming, etc.)

6 Small/local business development

6 Improving pedestrian connections along and across Main Street

3 Selective redevelopment of small areas within the corridor

1 Greater employment opportunities

1 Housing on Madison Street

0 Improving the residential areas adjoining the corridor

2. What is missing on the Madison Street Corridor?

# of # of
Responses Responses Responses Responses
11 Greenspace 2 Sit-down restaurants
7 Pedestrian-friendly 1 Hotel
7 Small neighborhood stores/shops 1 Bike-friendly
7 Landscaping/streetscaping 1 Theaters
5 Cohesion 1 Speed zones
5 Business/retail development 1 Vision
5 Restaurants 1 Winter garden
4 Well-designed parking 1 Uniqueness
4 Public gathering space 1 Setbacks
4 Inviting atmosphere 1 Sense of place
3 Destination feel 1 Municipal animal control facility with
adoption shelter
2 Charm/character 1 Defined nodes at Oak Park Avenue,
Ridgeland, Harlem, Austin
2 Good mix of residential/ 1 Development does not interrelate
commercial development
2 Pedestrians 1 Chaotic
2 Beauty 1 Too many hair salons, beauty supply
2 Sense of community 1 Civic
2 The Oak Park feeling 1 Live music
2 Coffee shops 1 Life
2 Outdoor cafes 1 Rec center
2 Arts Center 1 Trolley cars
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3. What absolutely should change on the Madison Street corridor?

# of # of
Responses Responses Responses Responses
5 Parking 1 Car washes
4 Redevelop non-taxpaying 1 Need businesses consistent with
properties neighborhood
3 Traffic is much too fast 1 Run down properties
3 Pedestrian access 1 National fast food chains
3 Underutilized 1 Wind tunnel
3 Aesthetics 1 Small town feel
2 Need good mix of businesses 1 Revitalize west end
2 Traffic 1 Coziness
2 Redevelop vacant land 1 Combine District 97 and Park
District & move to less commercial
area
2 Streetscapes 1 Unify
2 More retail 1 Move with mall from Lombard to
Madison & Oak Park
2 Lit areas to attract pedestrians 1 Reduce currency exchange
2 Improve storefronts 1 Dark areas
2 More restaurants 1 Avoid big box
2 Only function as FEisenhower 1 Zoning prevents larger retail
alternative development
1 No new 6 story buildings 1 Reduce beauty shop
1 Less secondary retail usage 1 New mixed use
1 Get rid of “drive-through” 1 Development approach restricted
tendencies by Village
Rash thinking Encourage independent businesses
Greed of developers setbacks

4. What absolutely should not change on the Madison Street corridor?

# of # of
Responses Responses Responses Responses

4 Family businesses 1 Low-rise buildings

4 Zoning height maximum 1 CTA

4 Landscaping 1 Jewel

3 Historic areas & buildings 1 Cash traverse

3 Diversity of businesses 1 Feeling of neighborhood

3 Village Hall 1 Car dealerships

2 Pocket Park at Home (SE 1 Village Players should stay on
Corner) where homeless visit Madison Street

2 Cadillac showroom 1 Sidewalks

2 Number of lanes (though width 1 Auto repair
can change)

2 Commercial character 1 Medians
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2 Traffic access 1 Holiday decorations
2 Parkway 1 New planters
2 Foley Rice 1 Carriage walks
1 Setback requirements 1 Link to Forest Park
1 Free flow of large traffic volume 1 Residential
1 Restaurants 1 Boulevard feel
1 First Bank 1 Increase pedestrian traffic
5. Please comment on other aspects of the project
# of
Responses Responses
4 More pedestrian-friendly
More destination retail
More landscaping

Implementation strategy is very important

Bring restaurants

Stronger development guidelines

Controlled development theme

Would like green buildings

Reflect architectural significance of town

Realistic about possible retail

Residential development stabilizes neighborhoods

Keep a small town atmosphere

Absorb ideas that have been expressed

Zero lot lines please

Less left turns allowed

Change the image and character

Do not become a street of large apartment buildings

Our opportunity to grow our economy

Grow tax base

Bring national retailers

Mix with boutique shops

Traffic calming needed

Beautification

No strip malls

Renovation of facades

Meetings need better sound system or less background noise

Blow up Jewel and improve it

Gathering places

Focus on Oak Park Avenue

Village owned properties

SN N N N N N N = Y Y N Sy U U\ SN N PN N N N T RSN SN RN e e N L S ST R ST RS

Good luck, hope to continue to be part of the process
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APPENDIX F: PUBLIC VISIONING FORUM MATERIALS

=  Forum Invitation
=  Forum Press Release

* Forum Agenda

* Exercise One, Small Group Questions, Instructions and Summary

* Exercise Two, Mapping Exercise, Instructions and Results

June 5, 2006

M)

65



Village of Oak Park Madison Street Corridor

Appendix F: Public Visioning Forum Materials

Forum Invitation

You

Janu

vision alternatives which will be presented on

The Village of Oak Park Madison Street Corridor Plan

VISIONING FORUM

Wednesday, December 14, 2005

7:00 p.m.
RUSH- OAK PARK HOSPITAL
Medical Ariz Building-Gymnagium
Locared ar 300 5. Maple

| am MITEER gy
o i,

v

The Village of Oak Park and the Madison Streer Corridor Plan Project Steering
Commuttee invite you to 4 second community forum to share your vision for the
Madison Street Comdor.

The Visioning orum will present the conclusions drawn from the watial Assets and
Opportunities Forum, held on December 74, These conclusions will mclude your
opinions regarding development oppaortunitics and challenges, the corridor image,
and the role of Madison Street in the commuity,

At the Visioning Farum vou will be asked to communicate vour visions through a
senes of mieractve and entertaming exercises regarding;

* specific land uses

® gdeal mix of businesses

e transportation/ traffic

* potential redevelopment sites

* the relationship between Madison Street and the adjacent neighborhoods

® ideal size and types of new development

We look forward to
seeing you on December
14"

rinput will gude the development of

ary 20",

Your input in the planning process s
extremely important o help the  Village
prepare a Plan that reflects the vision, goals,
and wvalues of irs citizens and businesses,
This 15 your chance to give voice your
opimons  about  the  character  of  thas
important  corridor.  This 15 a fun and
entertimimg, expenence,  Please plan

L) (TOB)358-5418
° V
,&f.

Q::es[ianss’ Mease contact
Planning and Commumity
Development at

attend!

L) =T

" OakPark
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Forum Press Release

Oﬂk Pﬂﬂ( For Immediate Release: 12.07.05

From: David Powers Contact: Craig Failor
Communications Director Villagio Planner
TORISRGTRL TORI58. 5418

A community planning effort to help create a plan for the future redevelopment of
Madison Street from Austin Boulevard o Harlem Avenue moves into gh gear with a
visloning forum, schaduled for 7 p.m., Wad, Dec, 14, in the Medical Arts Bullding gymnasium
at Rush-Qak Park Hospital, 500 S. Maple Ave.

Conclusions drawn from the initial public forum held last week will be presented,
including opinions voiced about development opportunities and challenges, the corrdors
image and the role of Madison Street in the community. Participants will than be invited to
share their visions through a series of interactive exercises regarding land uses, business
mixes, transportation and traffic, potential redevelopment sites and the ideal size and types
of new developments,

Wisconsin-based Vandewalle & Associales is leading the projectl, which 13 expected to
take about six months to complete. A steering committes of citizen representatives from
several Village commissions, including the Historic Preservation Commission, Plan
Commission, Community Design Commission, Environmeantal & Energy Advisory commission,
Universal Access Commission and Transportation Commission, as well as Madison Street
businesses and praperty owners and neighbarhood residents, will ba working closely with
the consultant throughout the process.

Additional public forums are planned, and the community will be kept up to date
through a special project website accessible at www oak-park us. For more information call
358.5425 or email omsves@oak-narkus.

Hi
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Forum Agenda

f E.“‘uﬁ SETEEE "ﬂ‘h- Vi]lage Of Oak Pafk
MADISON STREET CORRIDOR
VISION FORUM
December 14, 2005
Agenda
1. Introduction 7:00 — 7:15 p.m.
= Session Goals 5 min.
= Agenda Review 5 min.
*  Summary of December 7" Session 5 min.
2. Identifying the Role of Madison Street 7:15— 7:45 p.m.
®  Select Facilitator & Recorder for each group 5 min.
* Individual exercise: Participants identify key roles for the corridor 5 min.
* Individuals report their top 2 roles to their group on large sheets 10 min.
10 min.

* FEach table consolidates and ranks top three roles on fresh large sheets

Break

3. Corridor Analysis
*  Development/Use Patterns
= Key Issues

4. Planning a Model Section of Madison Street
= Typical Street Segment
*  Group Exercise: Participants record recommendations on base map
®  Groups report highlights (as time allows)

5. Concluding Comments
= Next Steps

7:45 — 7:55 p.m.

7:55 — 8:05 p.m.

8:05 —9:00 p.m.
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Exercise One, Small Group Questions, Instructions and Summary

Jonen SIEEE coer,

™)

Village of Oak Park
MADISON STREET CORRIDOR

VISION FORUM
December 14, 2005

Neighborhood Role and Identity

List possible corridor roles. Circle top two complementary roles.

Potential Roles
Neighborhood Service Center
Regional Destination Shopping
Employment Center
Live-Work-Shop Neighborhood
Commercial Corridor
Mixced-use Neighborhood
Chicago “Gateway” Corridor
Civic Promenade
Uptown/ South Town
Bobemzian Qunarter
Traffic Artery
Themed District (e.g.)
= Arnts
» Sports
*  Education
®  [uternational/ Ethnic
= Fashion & Design
»  Restaurant/ Food
= Other

Roles for the Corridor
List the preferred roles for the corridor and adjacent neighborboods.

Use top two selections to answer the following question:

Madison Street should be the for the Village /Metro
region.

June 5, 2006
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Neighborhood Role and Identity Results

# of
Responses Responses
8 Mixed-use
Live, work, shop area
Theme district
Add to design of Oak Park

Curb appeal

Regional destination

International/ethnic theme

Period architecture

Architectural branding/consistency

Entertainment/nightlife/theatre

Greenspace

Civic promenade

Good business mix

Commercial corridor

Small, independent shops and restaurants

Welcoming gateway

Slow down traffic

Increased density

Village center

Environmental springboard

Urban boulevard

Shopping destination

International/ethnic theme

Mixed use

Civic promenade

Service-oriented functions

Pedestrian-friendly

Enhanced image

West end 4 lanes down to 3

No junior Eisenhower

Curb appeal like other neighborhoods

Daytime retail and nighttime activities

Regional retail

Retail history

Gateway

Traffic

Functional pockets: civic, car care, retail, restaurants

Commercial corridor

Magnet for local and family businesses

Regional theme districts

[ENEN) JUUNING JUNING WSS (USRS [NUNY (NSNS |USINY [NUIINY |NUIIN JUSEN [RUSINY [NUSINY (JURNY [UIENY |NUNINY [NUSINY [USINY [NUSINY NUSENY (NUSINY (NN [UIINY [IUEINY JUSINY SN JEUSIN JUSINY (JURINY (JUIRN [JUEIN) JUEIN) Ui quiy) pea ) O LR S 1 ESS TSN RS T

Neighborhood-useful retail; grocery, deli, drug store
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Exercise Two, Mapping Exercise, Instructions and Results

[ a8 $TTSE oty Village of Oak Park
MADISON STREET CORRIDOR

M VISION FORUM
December 14, 2005

Instructions

Each table has been provided a map of a model segment of the Madison Street Corridor. Working as a
team, each group should develop a “plan” for this segment of the corridor that considers the following
variables:

* Transitions between corridor and residential neighborhoods
= (Circulation

= Activity/Use Mix

* Density/Intensity

= Public Amenities

*  Development/Street Character

= Parking

The maps should be annotated with descriptive text using Post-It notes. The maps may be illustrated
with thumbnail images of vaties building types/uses. The Post-Its and pictures should be placed in the
shaded boxes on each map. (Note: when selecting pictures, think primarily about scale, character, and
general use that the picture conveys. Do not select based on “brand association” or specific store type.)

Each team will have 40 minutes to complete this exercise.
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. wun srreet oreyy, Village of Oak Park
MADISON STREET CORRIDOR

M VISION FORUM
December 14, 2005

Patterns: Constraints and Opportunities

A. General
* Narrow lot depth
* Close proximity to residential
= Alleys
* Historic building stock
® Large, open span structures

1. Primary Street Intersection
* Commercial exposure to two busy streets

2. Typical Block Near School
* Proximity to school and activities
® Nearer higher density residential

3. Typical Block, Northside
= Larger blocks
* Proximity of higher density residential
* Southern exposure

4. Typical Block, Southside
=  Smaller blocks
* Proximity of lower density residential
* Northern exposure

5. Public Amenities of Madison Street
® Medians, terraces, lighting and furnishings

6. Alley/Side Street
* Transition between neighborhood and Madison Street
=  Proximity to residential
* Important functions

Questions
1. What are appropriate uses?
What is the appropriate scale (height/density)?
What is the appropriate architectural character?
How will pedestrians circulate?
Where should structures be located?
Where should parking be located?
Should public amenities be incorporated? Where?
How do you handle the transition between commercial and residential blocks?

S i
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Mapping Exercise Results

Responses

Desired Uses

Retail/commercial /residential above 3 to 4 story Northside
Retail/professional on ground floor or 1 to 3 story on Southside
Open space

Professional offices

No 100% residential

Residential (commercial is overrated)

Balance of commercial uses

Small businesses

Balance between residential and mixed-use
Variety of businesses active at different times
All mixed-use

Scale

4 story, 50 foot maximum

00 foot major corners (particularly North side)
3 story scale

10 story throughout whole corridor

3 to 4 stories throughout corridor

5 stories at sidewalk

Stepback to 8 stories

Architectural Character

Masonry

Setback large buildings from street
Cobblestone

Taller buildings than in pictures
Maintain significant architectural /historic value
New architecture attractive and interesting
Mimic Oak Park’s vintage style

No particular style

Historic preservation

Signage rules

Repeating architectural elements

Good fit for Oak Park

Contextual design

Pedestrian Circulation

Pedestrian walkways and plazas
Pedestrian-friendly

Bump outs

Structure Location

Relocate government services

Parking Location

Parking garage

More dedicated parking adjacent to retail
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Central parking
Public parking
One underground parking structure per area

Employee parking

No parking structure on Madison Street

More parking for Village Hall

Public Amenities

Public art

Strategically placed Oak Park artwork

Transition Between Commercial and Residential
Buffer zones between commercial and residential
Cul-de-sacs and diverters for one-way streets

One-way streets

Shuttle service

Reanalysis of Madison Street right-of-way
Streets, Circulation

Slow traffic

Prevent Madison Street form being a motor speedway
Widen intersection at Madison Street

Widen street (even if need to demolish buildings)
Expand route of shuttle

One-way street system

One-way side streets, alley as diverter
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INTRODUCTION

It's About Vision, Not Precision

As detailed in the Inventory Report and Opportunity Analysis, the Madison Street corridor through Oak
Park is a large and complex amalgam of uses with a varying appearance and character throughout its
length. Accordingly, creating a single theme and redevelopment strategy applicable to the entire one
and half-mile length is unrealistic. Rather, a more realistic approach is to create highly identifiable
nodes or segments, each with a strong sense of place, along with unifying elements that tie the nodes
and segments together. However, at this stage of the process, the focus needs to be on larger goals,
objectives and themes that define the general character and function of the corridor and some key
concepts around which a more detailed plan and redevelopment strategy can be built.

The Vision Alternatives presented here, and the Preferred Vision that ultimately will be constructed,
are intended to establish a drrection not a destination. With a corridor of this length and complexity,
change will be incremental and take place over a very long period of time. The focus at this point,
then, should not be on specific properties or uses but more at a thematic level. At this level, existing
sites, buildings and businesses certainly should be considered; however, it is unrealistic to expect that
every property will perfectly fit the chosen vision, even over the long term. Given the eclectic nature
of the corridor, such inconsistencies will be impossible to avoid. Therefore, this should not be
viewed as a limiting factor in selecting a vision but rather one to be addressed as part of the overall
implementation strategy of the final plan. Thus, in no way should such an inconsistency be
interpreted to mean that an existing use/business is automatically inappropriate, unwanted or
targeted for removal/relocation simply because it does not fit the chose theme for the area.

Alternative Visions

The Vision Alternatives presented here are intended to represent a realistic, yet broad spectrum of
possibilities for the Madison Street corridor. These were prepared to initiate discussion with the
community on a wide variety of issues and options as a starting point for crafting a Preferred Vision
that a majority of the community can support. The three alternatives presented here are by no means
the only alternatives, nor does the consultant team expect that any one of them will receive
widespread support without some refinements. However, the consultant team believes they are the
best method by which to introduce an expansive range of issues and solutions in an understandable
form such that members of the Steering Committee and public can provide the feedback and
direction necessary to construct a Preferred Alternative.

The history, location and configuration of the corridor enable a wide range of redevelopment
options, providing almost an infinite number of combinations of uses, themes, streetscape
improvements, and transportation alternatives. To accommodate this diversity in a manageable and
understandable manner, the Vision Alternatives consist of two primary variable parts — Character
Districts and Transportation Options. As shown on the Vision Alternatives, the locations of
Character Districts can be arranged in any number of combinations that may, or may not, be altered
depending on the Transportation Option chosen for the corridor.

Character Districts

Based on an analysis of existing conditions and potential market opportunities, three distinct
Character Districts have been developed. While others are certainly possible, the consultant team
believes these capture the most realistic options, although additional refinements are certainly
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expected. Obviously, each of these Districts will be easier to apply to some areas of the corridor
than others, but all three have some potential to work at almost any location or segment of Madison
Street.

Transportation Options

The three Transportation Options are intended to apply to the entire length of Madison Street
through Oak Park and are, therefore, intended to be mutually exclusive. Further, while the
Thoroughfare and Boulevard Options can be implemented incrementally over time, the Multimodal
Option would have to be fully constructed from one end to the other before it would be
operational.

Putting It All Together

The three Vision Alternatives presented are not random options but rather are predicated on
accomplishing a broader set of goals. A short narrative accompanies each alternative that describes
the goals and generally how the particular option accomplishes them.
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CHARACTER DISTRICTS

Character District #1: Accessible Commercial Retail District

The character of this District is a highly accessible corridor providing a wide variety of retail, service
and restaurant uses for a large trade area. Attracted by the existing high traffic volumes and easy
access from the surrounding market area, smaller national retailers are drawn to the District, which
in turn draws more customers who patronize the local retailers and restaurants in the area as well.
The overall character and pattern of development is linear and consists of an eclectic mix of old and
new buildings with some unique identity/concentrated activity provided at key intersections as part
of new development projects. Redevelopment is focused on infill and adaptive reuse where possible,
but also property consolidation and demolition where necessary to achieve adequate sites,
particularly for parking. The design quality of new buildings is generally high and an improvement
over the standard “corporate” or trademark designs of most national retailers. Modest streetscape
features, such as large trees and decorative light poles with banners, contribute to a sense of visual
unity through the District.

Targeted Uses
= Retail, restaurants and setrvices
" auto parts and service
= oasoline sales
= antique car dealers and restoration
® motorcycle dealers
® casual dining chains
* smaller national/regional chain retail (discount stores, drug stores, convenience, electronics)
® dry cleaning
* banking and financial services
* Back office operations, both large and small, that require Class B or C office space
* Business services, contractor shops and show rooms that require larger, inexpensive space with
good proximity/accessibility to their setvice areas

Development Pattern

*  Primary pattern is linear along Madison with focus/greater intensity at primaty intersections

* New development is primarily within existing commercial zoning district, but some modest
encroachments (1 to 3 lots deep) into adjoining residential areas may be required to obtain
adequate parcels sizes, particularly for parking

Historic Preservation, Building Form, and Architectural Design

* Mix of old and new buildings

* Building reuse is encouraged but not required (expect for the most significant landmarks) as sites
will have to be assembled to accommodate new commercial uses

* Design controls mitigate corporate architecture and provide an overall higher quality of materials
and signage

* Buildings and stores are well-lit

* Buildings pulled up to the sidewalk with parking off to the side

* Buildings are one to four floors in height
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Streetscape and Open Space

= Streetscape improvements within existing right-of-way of Madison Street to enhance general
appearance, including street trees, decorative light poles and banners

* Building entry plazas encouraged, but few significant public or private open space/gathering
areas are provided

Implementation Requirements

* Incremental approach is used but started with redevelopment of sites already under Village
control

*  Opverall moderate level of effort, primarily by Village, with some partnerships with
retail/business development groups to recruit developers/tenants and provide modest incentives

® Moderate initial public investment (primarily streetscape and some traffic flow improvements),
with more significant investment possible as tax increment is created

*  Moderate return investment/increase in tax base over a 5 to 10 year period of time
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e Mix of Old and New Buildings

e High-quality Design

e Modest Streetscape Features

e Mitigated Corporate Architecture

e Buildings at Sidewalk

e One-to-Four Stories

e Building Reuse

e Mixed-use




Character District #1: Accessible Commercial Retail District
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Village of Oak Park Madison Street Corridor Vision Alternatives

Character District #2: Linear Park & Mixed-Use District

Within this District, the character of the Madison Street corridor is transformed to a greenway with
a focus on landscaping and open space, historic preservation, small-scale neighborhood commercial
uses, and residential units. Capitalizing on both Oak Park’s past and future as a leader in innovative
architecture and historic preservation, a key anchor on the corridor is a “green” building restoration
demonstration center operated by a non-profit organization and/or university. The center serves as
an anchor in a regionally-recognized “design center” that includes a variety of specialty building
materials, building furnishings, contractors and craftsmen, and design service uses located in
rehabilitated buildings. Also included are a variety of commercial uses serving the adjoining
neighborhoods, including those that provide services to residents who work from their homes. The
Madison Street right-of-way is heavily landscaped as a “linear park” with wide sidewalks and a series
of small and large public open spaces. Portions of the District that have a narrower right-of-way
have larger building setbacks to comfortably accommodate pedestrians and the continuity of the
greenway.

Targeted Uses

* Retail, restaurant and personal services draw from adjoining neighborhoods
* Retail and services aimed at those working from home including:
"  copy centers
= office supply stores
= computer sales and service
= cell phone stores
* mailing services
®  stationary stores
= graphic design service
= web site design services
® accounting services
= legal services
*  Mixed-use with ground floor retail and upper floor office and/or residential
* In selected areas, residential uses are located on Madison Street, including courtyard flats and/or
urban townhomes
* Niche focus on “green” adaptive reuse and historic preservation, including:
= green building demonstration center
= architectural salvage retail and wholesale
= green design center with contractor showrooms
®  specialty hardware and building materials
= oreen/rehabilitation cluster of design professionals (architects, landscape architects,
engineers, interior design, etc.)

Development Pattern
® Primary pattern is linear with highly visible and active open spaces and gathering areas added at
key points

* New development is contained within existing commercial zoning district with minimal
encroachment into adjoining residential areas
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Village of Oak Park Madison Street Corridor Vision Alternatives

Historic Preservation, Building Form, and Architectural Design

Focus is on historic preservation, adaptive reuse and infill with demolitions generally limited to
only non-contributing/minimally contributing structures

Secretary of the Interior standards enforced for historic preservation, but rehabilitation and
reuse employ cutting-edge “green” restoration techniques to obtain LEED EB certification
New building design is of high quality and significantly driven by context of the surrounding
area but also includes “green” features as necessary to obtain LEED NC certification

Streetscape and Open Space

Significant streetscape features incorporated within existing right-of-way to create a “linear park”
Public pocket parks and plazas provided throughout the District to provide people-watching and
rest areas for pedestrians

Significant public gathering areas provided that include interactive amenities, such as pop-jet
fountains, and/or facilities to host small festivals and other special events

Display areas incorporated throughout the District (such as every corner) for permanent and
revolving art exhibitions run by public/non-profit arts association

Development regulations requite open spaces, gathering atreas, entry plazas, and/or site
amenities like fountains and sculpture for redevelopment projects

Along areas with narrow right-of-way, building setbacks are required to provide for wider
sidewalks and landscaped areas

Implementation Requirements

Significant front end effort needed to establish necessary partnerships between Village and other
governmental and non-profit organizations

Significant initial investment needed for streetscape improvements and property acquisition for
open space

Significant incentives needed to encourage building reuse and rehabilitation

Public acquisition of additional property will result in initial loss of tax increment that would
then grow modestly, but steadily, over time

June 5, 2006 I LY I 11



Character District #2: Neighborhood-Oriented & Mixed-Use District
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e Green Building
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Character District #2: Neighborhood-Oriented & Mixed-Use District
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Village of Oak Park Madison Street Corridor Vision Alternatives

Character District #3: Destination Commercial and Institutional District

The uses in this District include at least one recognized regional destination, providing a variety of
attractions, sports and entertainment uses. Existing destinations include the Park District gymnastics
facility, Fenwick gym and natatorium, and Oak Park Hospital. Potential new destinations could
include a conference hotel, museum, heath and wellness center, and entertainment complex. Within
the District, the visibility and accessibility to the existing and/or new destination uses is enhanced
and supported by a host of ancillary uses, including restaurants and specialty retail, which serve the
destination use visitors. Parking is consolidated in structures, and streetscape enhancements are
provided to facilitate moving visitors within the District. New destination uses are in high quality
buildings exhibiting innovative designs consistent with Oak Park’s history of architectural excellence.
Ancillary uses occupy restored historic buildings, contributing to an authentic sense of place.

Targeted Uses

*  Small conference hotel with national reservations system
* A museum (architecture, history, transportation, ethnic/racial diversity)
* Health and wellness uses including:

® health and fitness club

= health food stores

® organic food stores and restaurants

® acupuncture

= chiropractic

" yoga and meditation

® massage therapy

= physical rehabilitation

= sports injury rehabilitation
* Recreation/entertainment uses including

*  pool hall

= arcade

*  bowling alley

= Jaser tag

" paintball

= archery

* art/foreign movie theatre

* performing arts theatre/black box

® coffee house with performance stage

* Antique/classic car showrooms
* Ancillary uses that serve visitors of destination uses

Development Pattern

* Some existing destination uses increase their visibility and accessibility through additional land
acquisition around the existing site or relocation, either of which may result in encroachments
into adjoining residential areas

* New destination uses will likely require larger land areas resulting in significant encroachments
(5+ lots deep) into adjoining residential areas
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Village of Oak Park Madison Street Corridor Vision Alternatives

Ancillary uses will reuse existing buildings or consist of smaller infill projects with minimal
encroachments into residential areas

Historic Preservation, Building Form, and Architectural Design

New destination uses are of the highest design quality that respect their surroundings but also
express the architectural innovation for which Oak Park is known

Site assembly for destination uses may result in the loss of some historic structures

Ancillary uses are showcased in the restoration of prominent historic buildings

Design controls ensure than all new structures contribute an overall high quality appearance and
are consistent with the uses and context of each activity area

Most buildings are 2 to 4 stories, with destination uses having larger footprints and heights up to
6 stories

Streetscape and Open Space

Streetscape improvements within existing right-of-way of Madison Street (including street
streets, decorative light poles and banners) that create a unique identity for the district while
maintaining unity with the remainder of the corridor

New public gathering and open space areas are co-located with destination uses

Sidewalk widths and amenities are enhanced along Madison Street to provide attractive
connection between centralized parking areas and uses within an activity area

Implementation Requirements

Requires significant partnerships with other governments, non-profits and businesses

Can be started immediately with redevelopment of key sites already under Village control
High level of effort to identify, select and locate destination uses

Generally modest upfront investment in public improvements, except for structured parking
which could be significant

Significant incentives likely required to attract key uses

Increment from initial projects can be used to fund additional land acquisition and parking
facilities

High returns possible with initial projects, with substantial property and sales tax base growth
over time

June 5, 2006 I LY I 17



Character District #3: Destination Commercial & Institutional District
e Museum

e Entertainment Complex

e Large Footprint

e Regional Destinations

e Consolidated Parking

e Architectural Innovation and Quality
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Village of Oak Park Madison Street Corridor Vision Alternatives

TRANSPORTATION OPTIONS

Thoroughfare

The Thoroughfare option is designed primarily to maintain and improve traffic flows through the
corridor. No new significant transit options are included, but existing transit is coordinated with
traffic and uses as redevelopment takes place. Parking is generally on surface lots on individual lots
(as opposed to public or private parking structures), although new projects may include sub-surface
parking for residential or office tenants.

General Components

* Exiting geometry (four travel lanes, two parking lanes) of Madison Street is unchanged to
maintain traffic flows and accommodate anticipated increase in traffic from new development

* Intersection improvements and signal timing fine-tuned to minimize congestion on Madison
while also maintaining good traffic flow between Madison and primary north-south arterials
(Hatlem, Austin, Ridgeland, Oak Park) to improve auto accessibility to and from the corridor

* Fine tuning of Pace bus stops along Madison to coincide with more significant uses/primary
activity areas

= Parking provided on each site, primarily in privately-owned surface lots, although a few key
projects may have structured parking

= Streetscaping (trees/lighting/banners) primarily used to improve the appearance of the corridor
and provide visual sense of unity along the entire corridor

Implementation Requirements

* (Can be started immediately and constructed incrementally (in segments) with modest initial and
future improvement costs

* Directed mostly by Village with modest level of coordination with other agencies

* Tunding sources include TIF, MFT and state enhancement grants
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Village of Oak Park Madison Street Corridor Vision Alternatives

Boulevard

Under the Boulevard option, the existing lane geometry of Madison Street is unchanged to
accommodate existing and increased traffic flows. However, the right-of-way is significantly
enhanced with a full palette of streetscape amenities including trees, lighting, wayfinding signage,
benches and gathering areas to improve appearance and to accommodate pedestrians. Further,
shared structured parking is provided at key activity areas. In addition, the Pace buses and the
Village shuttle are rerouted and better coordinated to provide efficient transit options between
Madison Street and other activity centers within Oak Park and the region.

General Components

* [Existing geometry is unchanged to accommodate existing and increased traffic volumes

* Pace bus stops and schedules adjusted to transport people between primary uses/activity areas
on Madison Street and other major activity areas within the region

* Village shuttle stops and schedules adjusted to transport people between primary uses/activity
areas on Madison Street and other activity areas within the Village, including regional transit
stations

* Public/shared parking lots and structures provided in concert with primary uses/major activity
areas

= Streetscaping visually unifies the corridor while also including amenities for pedestrians

Implementation Requirements

* Requires significant initial investment in streetscaping but can be constructed incrementally
®  May require additional vehicles and employees for Village shuttle service
* Requires increased coordination with Pace

* Funding sources include TIF, MFT, state enhancement grants, parking revenues and state transit
funds
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Village of Oak Park Madison Street Corridor Vision Alternatives

Multi-modal

Under this option, the Madison Street corridor offers a full range of transportation options. Cars
continue to move through the corridor but are less dominate and share the right-of-way with
enhanced service from Pace buses, the Village shuttle, bicycles and pedestrians. Bus routes and
connections are better coordinated to connect the corridor to other regional activity centers and
service could be tied to a new mixed-use, transit-oriented project that incorporates a relocated
CTA/Pace bus transfer facility. The Village shuttle is re-routed to serve as a “streetcar” in moving
passengers up and down Madison Street, and a bicycle lane is added in both directions, possibly in
lieu of one of the existing through traffic lanes. Streetscape enhancements are significant and similar
to those described under the Boulevard option to improve pedestrian movement down and across
the corridor.

General Components

= Pace provides improved service down Madison Street that includes traffic signal pre-emption to
enhance efficiency in transporting people to other major destinations within the region

* Existing CT'A/Pace bus transfer site at Austin relocated into Oak Park as part of mixed/transit-
oriented development

= Village shuttle rerouted to serve as “streetcar’” along entire length of corridor to transport people
within the corridor

* Sidewalk widths and amenities enhanced along Madison Street to increase pedestrian use along
the full length of the corridor

* Sidewalks widths and amenities enhanced along side streets to improve pedestrian access to
Madison Street

= Significant crosswalks constructed on Madison to improve safety and access across the street

*  One travel lane removed in both directions of Madison Street and replaced with bicycle lane,
resulting in decreased traffic volumes

Implementation Requirements

* Requires significant initial investment in streetscaping and right-of-way/intersection
improvements to accommodate bicycle lane throughout entire length of the corridor — cannot
be constructed incrementally

* Requires additional vehicles and employees for Village shuttle service

* Requires significant coordination with Pace, CTA and IDOT

* Requires significant coordination with private developer for transit-oriented development
incorporating the bus transit center

* Funding sources include TIF, MFT, state enhancement grants, state transit funds, RTA
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Village of Oak Park Madison Street Corridor Vision Alternatives

VISION ALTERNATIVES

Alternative A

Alternative A capitalizes on the high level of accessibility to the corridor from a larger trade area,
with a focus on uses and a development pattern similar to that described in the Arthur Anderson
study. Most of the segments in the corridor reflect Character District #1, with some pockets of
neighborhood-oriented uses/Character District #2. The Transportation Option is the
Thoroughfare, which helps facilitate a high volume of vehicular traffic along the entire length of the
corridor while also providing a modest level of beautification to unify the appearance from one end
to the other.

The Hospital and related uses anchor the far west end, while the intersection with Oak Park Avenue
is developed as a primary commercial node with a large commercial or mixed use development
located on the Village-owned property on the northeast corner. The intersection at Ridgeland also is
developed as a distinctive node, but with less prominence than the Oak Park intersection.

On the east end, the Village Hall is the center of a small neighborhood district, while the proposed
bank redevelopment and drive-thru facilities drive a more regionally-oriented commercial area at the
far east end.
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Village of Oak Park Madison Street Corridor Vision Alternatives

Alternative B

The Multi-Modal Transportation Option drives this dynamic transformation of the corridor. Most
segments of the corridor incorporate the Linear Park/Mixed-Use Character District #2, with some
destination uses and small areas of more regionally/auto-otiented commercial areas included as well.
However, the defining feature is the offering of a wide variety of transportation options (including
the possible replacement of one lane of traffic in each direction with a bicycle lane) and extensive
streetscape and open space features added along the entire length of the corridor.

The Hospital anchors the far west end, and a new museum located on the Village-owned property at
Oak Park Avenue anchors that intersection. In between, a neighborhood-oriented district links these
two destinations in mixed use buildings as well as residential uses located directly on Madison.

A small node of larger/national retailers and restaurants is created at the intersection with Ridgeland.
Between Oak Park and Ridgeland, Character Districts #1 and #2 are created around clusters of
existing uses that reflect the character of these districts respectively.

On the Village-owned properties on the south side of Madison west of the Village Hall, a transit-
oriented development incorporates a relocated bus transfer facility with residential development and
small-scale commercial uses. The area behind the Village Hall is further enhanced as a more useable
open space to serve existing and new residents in the area. The far east end provides a transition
from the more auto-oriented character of Madison Street in Chicago and includes a prominent
gateway feature.
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Village of Oak Park Madison Street Corridor Vision Alternatives

Alternative C

A series of destination uses define the Madison Street corridor in Alternative C. These destinations
are linked together with general commercial districts, but the use of the Boulevard Transportation
Option visually and functionally ties the various activity areas and the corridor together.

On the far west end , the Hospital anchors a cluster of wellness and fitness uses, while a new
conference hotel serves as the center point of activity at the intersection with Oak Park Avenue. In
between are commercial uses that serve visitors to both destinations, including, possibly, additional
entertainment uses that compliment the existing theater.

In the center of the corridor, Fenwick School obtains frontage on Madison Street to increase its
visibility and connectedness to surrounding commercial uses that are patronized by the many
athletes and spectators that are drawn to its outstanding gymnasium and natatorium facilities.
Similarly, the high usage of the Parks District gymnastics program drives its relocation to a new
multi-purpose community/recreation building located on the Village Hall property, creating a
destination of civic and recreational uses that drive neighboring ancillary uses.
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Village of Oak Park Madison Street Corridor Preferred Vision

BACKGROUND

In January 20006, the Consultant Team for the Madison Street Corridor Plan presented to the Project
Steering Committee and Oak Park residents and business owners three Vision Alternatives for
Madison Street. The Vision Alternatives were intended to represent a realistic, yet broad spectrum of
possibilities for the Madison Street corridor. To accommodate this diversity in a manageable and
understandable manner, the Vision Alternatives consisted of two primary variable parts — Character
Districts and Transportation Options. The locations of Character Districts were arranged in
different combinations which when paired with a Transportation Option created an Alternative
Vision for the corridor. These were prepared to initiate discussion with the community on a wide
variety of issues and options in order to craft a Preferred Vision that a majority of the community
could support.

To fully understand the Character Districts, Transportation Options and Vision Alternatives please
reference the Vision Alternatives document dated January 2006.

Public Forum

On January 26, 2006 the Village of Oak Park, the Project Steering Committee, and the consultant
team hosted a public forum on the Vision Alternatives. With the assistance of the Northeastern
Illinois Planning Commission, input at the forum was collected primarily though the use of key-pad
polling. The use of key-pad polling allowed each participant access to a handheld remote key-pad
which was used to weigh in on multiple choice responses to the questions posed to the public. The
results to each question were instantly tallied for the public to view. After the session the results
were stratified by different attendant groups.

The following is a brief summary of some of the key results of the key-pad polling conducted at the
public meeting. A full summary is included in the appendix of this report. Results for each question
were stratified by the following groups: business owners, residents, and resident business owners.

Character District Assembly

Participants were asked to prepare individual alternatives for the entire corridor that assigned one of
the three Character Districts to six corridor segments and four nodes. The results are reflected on
the Composite Selections map below. Although the participants could position the character
districts any way they liked across six segments of the corridor and four nodes, the Composite
Selections map closely resembles Vision Alternative B as prepared by the consultants. (Vision B was
also the most preferred Vision when participants were asked to choose between the three Vision
Alternatives). There were two segments where the business owners and residents differed, but there
wete five segments/nodes where the business owners themselves were evenly divided.

Transportation Options

The “Boulevard” option was selected as being the most preferred across all responder groups. In
regard to various modes of transportation, there was a very high level of agreement that
maintenance of automobile traffic and the need to address pedestrian traffic were highly important
to all responders. However, the importance of additional public transportation was very unclear with
17% of all responders and 23% of residents “Not Sure” at all and only 50% of all responders
indicating some level of importance.
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The importance of accommodating bicycles on Madison Street also was mixed, with 55% overall
indicating it was not important. In addition, 100% of business owners and 52% of all responders
were unwilling to consider the replacement of a lane of traffic with a bicycle lane, although 60% of
residents were willing to consider it under some circumstances.

There was a high level of agreement among all responder groups for maintaining on-street parking
with 69% of all responders unwilling to give up a lane of parking in lieu of a bike lane. In terms of
the best method to address parking along Madison Street, 60% of business owners preferred the use
of on-street parking for most businesses with on-site parking lots for larger businesses. A slight
majority (52%) of residents, on the other hand, preferred the Village provide consolidated parking as
well as on-street parking.

Streetscape and Open Space Patterns

The results from the question regarding streetscape and open space was inconclusive as to a
particular streetscape/open space pattern; however, there was an overall very strong level of support
by all responder groups for enhancements of some type beyond “Basic Streetscape Improvements”.
This support is consistent with the feedback received in previous public forums and stakeholder
meetings.

Land Assembly Options

Three questions addressed the extent to which, if any, development may extend into adjoining
residential areas. At the meeting, there was a concern raised by some participants that the wording of
these questions was unclear and the results may not have been accurate. However, when examined
together, the results from all three questions consistently indicate that there is support from all
responder groups for some modest encroachments by commercial development into adjoining
residential areas. Obviously, exactly where and how these encroachments occur will be critical:
however, most responders are open to considering this and did not want to have it precluded.

Project Steering Committee and Village Board of Trustees Meeting

With the input from the public meeting on January 26", the Project Steering Committee and the
Village Board of Trustees met in an open meeting on February 8, 2006 to craft a Preferred Vision
that not only reflected the public input, but also created a combination of corridor elements that is
grounded in physical and market realities.

In reviewing the segments and nodes in which the public input was split, the meeting attendants
discussed the different elements of the Character Districts and Transportation Options that could be
altered in order to select an option that better reflected the intent of the public and realities of the
marketplace. These changes are incorporated in the Character District section of this document, and
the following points summarize those changes:

* Incorporate more multi-modal transit options into the Boulevard Transportation Option
without removing a lane of traffic

* Incorporate an emphasis on mitigating corporate architecture (ensuring that commercial
development, particularly large chain establishments, on the corridor are consistent with the
desired scale and design for Madison Street) into Character District #1, Accessible Commercial
and Retail District

* Incorporate more mixed-use and residential building designs into Character District #1,
Accessible Commercial and Retail District
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* Incorporate an emphasis on gateway features into Character District #3, Destination
Commercial and Institutional District as it relates to the nodes at Harlem and Austin

® Character District #2, formerly known as “Linear Park and Mixed-Use District”, has been
changed to the “Neighborhood-Oriented and Mixed-Use District” in order to better reflect the
elements of the district and avoid further confusion regarding the terminology
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Village of Oak Park Madison Street Corridor Preferred Vision

PREFERRED VISION

The Preferred Vision that had been recommended through public input and the input from the
Project Steering Committee and Board of Trustees is described in this section. The Preferred Vision
incorporates all three of the Character Districts at different segments and nodes along the corridor,
one Transportation Option, one Streetscape and Open Space option, and one Land Assembly
Option.

Character District Assembly

Node A: Harlem Avenue

The node at Harlem Avenue has been identified as Destination Commercial and Institutional
Districts. Building off of the patronage to the RUSH Oak Park Hospital, ancillary uses will be
incorporated into the area that surrounds it. These uses may be, and some currently are, restaurants
and retailers geared toward hospital visitors. A prominent gateway feature may be incorporated into
the intersection at Harlem.

Segment 1: Harlem to Home

Adjacent to the destination node at Harlem, the segment between Harlem and Home will be
designated Accessible Commercial and Retail — but with a heavy emphasis on incorporating many of
the elements of the Neighborhood-Oriented and Mixed-Use District. An emphasis will be placed on
maintaining the existing mixed-use and residential buildings in this segment, but including national
and predominant local retailers that can capitalize on the high traffic counts. A focus on ancillary
uses to the hospital will also be included.

Segment 2: Home to Oak Park

The segment from Home to Oak Park will be designated Neighborhood-Oriented and Mixed-Use.
This neighborhood-oriented district will incorporate mixed-use buildings with ground floor retail
and upper floor residential or office. The uses in this segment will be oriented towards the adjacent
neighborhoods with small retailers that create a very pedestrian atmosphere.

Node B: Oak Park Avenue

The node at Oak Park Avenue includes a potential redevelopment site that is currently owned by the
Village. By designating the node a Destination Commercial and Institutional District and
incorporating a new destination use located on this site, the node will create an important mid-
corridor attraction. Other land uses/corners in the node may include ancillary uses to these primary
destinations.

Segments 3 and 4: Oak Park to Ridgeland

Between Oak Park and Ridgeland, the Accessible Commercial and Retail District will be created
around clusters of existing uses that exemplify this Character District. These uses include the auto-
oriented uses and national chain restaurants and retailers. New development will be regulated to
mitigate corporate architecture and maintain a pedestrian-friendly environment through this auto-
intensive segment.
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Node C: Ridgeland

The node at Ridgeland will incorporate the type of commercial development reflected in the
Accessible Commercial and Retail District. This new development will be regulated to maintain a
sense of pedestrian-friendliness and aesthetic appeal.

Segment 5: Ridgeland to Lombard

The segment between Ridgeland and Lombard will incorporate the characteristics of the
Neighborhood-Oriented and Mixed-Use District. Exiting uses, existing historic buildings, and new
land uses will contribute to the segment’s orientation to the adjacent neighborhood. Existing land
uses will be enhanced through streetscape amenities to accommodate for pedestrians.

Segment 6: Lombard to Austin

Many of the land uses currently located in the segment between Lombard and Austin can be
characterized by the Accessible Commercial and Retail District, such as the bank and fast-food
restaurant. The segment will maintain this designation in the corridor plan, but an emphasis will be
placed on mitigating corporate architecture and accommodating for pedestrian traffic in future
developments.

Node D: Austin

The far east end of the corridor, the node at Austin Boulevard, will be characterized by the
Accessible Commercial and Retail District. A prominent gateway feature will accompany the land
uses reflected in the Character District. Although the node will be designated an Accessible
Commercial and Retail District, an emphasis on the mixed-use elements of the Neighborhood-
Oriented and Mixed-Use District will be incorporated in the recommended land uses for the node.
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Village of Oak Park Madison Street Corridor Preferred Vision

Transportation Options

The Boulevard Option was supported very heavily by the public and the Project Steering
Committee. This option has been incorporated into the Preferred Vision for the entire length of the
corridor.

Under the Boulevard option, the existing lane geometry of Madison Street is unchanged to
accommodate existing and increased traffic flows. However, the right-of-way is significantly
enhanced with a full palette of streetscape amenities including trees, lighting, wayfinding signage,
benches and gathering areas to improve appearance and to accommodate pedestrians. Further,
shared structured parking is provided at key activity areas. In addition, the Pace buses and the
Village shuttle are rerouted and better coordinated to provide efficient transit options between
Madison Street and other activity centers within Oak Park and the region.

General Components

* [Existing geometry is unchanged to accommodate existing and increased traffic volumes

= Pace provides improved service down Madison Street that includes traffic signal pre-emption to
enhance efficiency in transporting people to other major destinations within the region

* Village shuttle stops and schedules adjusted to transport people between primary uses/activity
areas on Madison Street and other activity areas within the Village, including regional transit
stations

* Public/shared parking lots and structures provided in concert with primary uses/major activity
areas

= Streetscaping visually unifies the corridor while also including amenities for pedestrians

* Plans for new development on the corridor will be encouraged to incorporate pedestrian
enhancements

Implementation Requirements

* Requires significant initial investment in streetscaping but can be constructed incrementally
®  May require additional vehicles and employees for Village shuttle service
* Requires increased coordination with Pace

* TFunding sources include tax increment financing, motor fuel tax, state enhancement grants, state
transit funds, RTA
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MADISON STREET CORRIDOR

PREFERRED VISION
STREETSCAPE CONCEPT

OAK PARK, ILLINOIS
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Village of Oak Park Madison Street Corridor Preferred Vision

Open Space Options

The results from the public meeting and the input from the Project Steering Committee indicated
support for a Streetscape and Open Space pattern that enhanced the existing right-of-way without
significant modification of the existing development pattern to create additional green space.
Although, support existed to encourage additional green space in the right-of-way as new projects
develop and/or land is assembled.

Land Assembly Options

The results from the public meeting and the input from the Project Steering Committee indicated
that support was great for a LLand Assembly Option that respected the current linear pattern of
development, but modest encroachments into residential areas would be supported given the right
use in the right location.

* Primary pattern is linear along Madison with focus/greater intensity at primaty intersections

* New development is primarily within existing commercial zoning district, but some modest
encroachments (1 to 3 lots deep) into adjoining residential areas may be required to obtain
adequate parcels sizes
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Village of Oak Park Madison Street Corridor Preferred Vision

CHARACTER DISTRICTS

Character District #1: Accessible Commercial Retail District

The character of this District is a highly accessible corridor providing a wide variety of retail, service
and restaurant uses for a large trade area. Attracted by the existing high traffic volumes and easy
access from the surrounding market area, smaller national retailers are drawn to the District, which
in turn draws more customers who patronize the local retailers and restaurants in the area as well.

The design quality of new buildings is generally high and an improvement over the standard
“corporate” or trademark designs of most national retailers. Regulations to mitigate corporate
architecture are included in this District in order to maintain the pedestrian friendliness and
aesthetics from adjoining districts. Developers are encouraged to incorporate upper story residential
and/or office to maintain the existing development pattern in some areas.

The overall character and pattern of development is linear and consists of an eclectic mix of old and
new buildings with some unique identity/concentrated activity provided at key intersections as patt
of new development projects. Redevelopment is focused on infill and adaptive reuse where possible,
but also property consolidation and demolition where necessary to achieve adequate sites.

Targeted Uses

= Retail, restaurants, and services

* Smaller national/regional chain retail (discount stores, drug stores, convenience, electronics)

® (Casual family-oriented restaurants

* Auto parts and service

= Gasoline sales

® Antique car dealers and restoration

= Motorcycle dealers

*  Dry cleaning

* Banking and financial services

* Back office operations, both large and small, that require Class B or C office space

* Business services, contractor shops and show rooms that require larger, inexpensive space with
good proximity/accessibility to their setvice areas

Historic Preservation, Building Form, and Architectural Design

* Mix of old and new buildings

* Building reuse is encouraged but not required (expect for the most significant landmarks) as sites
will have to be assembled to accommodate new commercial uses

* Design controls mitigate corporate architecture and provide an overall higher quality of materials
and signage

* Buildings and stores are well-lit

* Buildings pulled up to the sidewalk with parking off to the side or behind

* Buildings are one to four floors in height
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Implementation Requirements

* Incremental approach is used but started with redevelopment of sites already under Village
control

*  Opverall moderate level of effort, primarily by Village, with some partnerships with
retail/business development groups to recruit developers/tenants and provide modest incentives

® Moderate initial public investment (primarily streetscape and some traffic flow improvements),
with more significant investment possible as tax increment is created

*  Moderate return investment/increase in tax base over a 5 to 10 year petiod of time
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Character District #1: Accessible Commercial Retail District
e Mix of Old and New Buildings

e High-quality Design

e Modest Streetscape Features

e Mitigated Corporate Architecture

e Buildings at Sidewalk

e One-to-Four Stories

e Building Reuse

e Mixed-use
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Character District #2: Neighborhood-Oriented & Mixed-Use District

Within this District, the character of the Madison Street corridor is focuses on landscaping and open
space, historic preservation, small-scale neighborhood commercial uses, and residential units.
Capitalizing on both Oak Park’s past and future as a leader in innovative architecture and historic
preservation, a key anchor on the corridor is a “green” building restoration demonstration center
which may be operated by a non-profit organization and/or university. The center serves as an
anchor in a regionally-recognized “design center” that includes a variety of specialty building
materials, building furnishings, contractors and craftsmen, and design service uses located in
rehabilitated buildings. Also included are a variety of commercial uses serving the adjoining
neighborhoods, including those that provide services to residents who work from their homes.

Targeted Uses
* Retail, restaurant and personal services draw from adjoining neighborhoods
* Retail and services aimed at those working from home including:
e Copy centers
e Office supply stores
e Computer sales and service
e Cell phone stores
e Mailing services
e Stationary stores
e Graphic design service
e Web site design services
e Accounting services
e Legal services
*  Mixed-use with ground floor retail and upper floor office and/or residential

* In selected areas, residential uses are located on Madison Street, including courtyard flats and/or
utban townhomes

* Niche focus on “green” adaptive reuse and historic preservation, including:
e Green building demonstration center
e Architectural salvage retail and wholesale
e Green design center with contractor showrooms
e Specialty hardware and building materials

e Green/rehabilitation cluster of design professionals (architects, landscape architects,
engineers, interior design, etc.)

Historic Preservation, Building Form, and Architectural Design

* Focus is on historic preservation, adaptive reuse and infill with demolitions generally limited to
only non-contributing/minimally contributing structures

= Secretary of the Interior standards enforced for historic preservation, but rehabilitation and
reuse employ cutting-edge “green” restoration techniques to obtain LEED EB certification

* New building design is of high quality and significantly driven by context of the surrounding
area but also includes “green” features as necessary to obtain LEED NC certification
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Implementation Requirements

= Significant front end effort needed to establish necessary partnerships between Village and other
governmental and non-profit organizations

= Significant initial investment needed for streetscape improvements and property acquisition for
open space

= Significant incentives needed to encourage building reuse and rehabilitation

®  Public acquisition of additional property will result in initial loss of tax increment that would
then grow modestly, but steadily, over time
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Character District #2: Neighborhood-Oriented & Mixed-Use District

e Mixed-use Development

e Green Building

e Adaptive Reuse and Historic Preservation
e Active Open Spaces

e High-quality Design

e Vertical mixed-use
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Character District #3: Destination Commercial and Institutional District

The uses in this District include at least one recognized regional destination, consisting of
commercial attractions, sports and entertainment uses. Existing destinations include the Park
District gymnastics facility, Fenwick gym and natatorium, and Oak Park Hospital. Potential new
destinations could include a conference hotel, museum, heath and wellness center, and
entertainment complex. Within the District, the visibility and accessibility to the existing and/or new
destination uses is enhanced and supported by a host of ancillary uses, including restaurants and
specialty retail, which serve the destination use visitors. Gateway features are emphasized at the
corridor nodes. Parking is consolidated in structures, and streetscape enhancements are provided to
facilitate moving visitors within the District. New destination uses are in high quality buildings
exhibiting innovative designs consistent with Oak Park’s history of architectural excellence. Ancillary
uses occupy restored historic buildings, contributing to an authentic sense of place.

Targeted Uses
®  Small conference hotel with national reservations system
* A museum (architecture, children’s, history, transportation, ethnic/racial diversity)
® Health and wellness uses including:

e Health and fitness club

e Indoor pool and recreation center

e Health food stores

e Organic food stores and restaurants

e Acupuncture

e Chiropractic

e Yoga and meditation

e Massage therapy

e Physical rehabilitation

e Sports injury rehabilitation

* Recreation/entertainment uses including
e Pool hall
e Arcade
e Bowling alley
e [asertag
e DPaintball
e Archery
e Art/foreign movie theatre
e Performing arts theatre/black box
e Coffee house with performance stage

* Antique/classic car showrooms
* Ancillary uses that serve visitors of destination uses
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Historic Preservation, Building Form, and Architectural Design

New destination uses are of the highest design quality that respect their surroundings but also
express the architectural innovation for which Oak Park is known

Site assembly for destination uses may result in the loss of some historic structures

Ancillary uses are showcased in the restoration of prominent historic buildings

Implementation Requirements

Requires significant partnerships with other governments, non-profits and businesses

Can be started immediately with redevelopment of key sites already under Village control
High level of effort to identify, select and locate destination uses

Generally modest upfront investment in public improvements, except for structured parking
which could be significant

Significant incentives likely required to attract key uses

Increment from initial projects can be used to fund additional land acquisition and parking
facilities

High returns possible with initial projects, with substantial property and sales tax base growth
over time
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Character District #3: Destination Commercial & Institutional District
e Museum

e Entertainment Complex

e Large Footprint

e Regional Destinations

e Consolidated Parking

e Architectural Innovation and Quality
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Preferred Vision

APPENDIX: KEY-PAD POLLING RESULTS
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Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

Vision Alternatives

Who is in the room?

If Oak Park had to be renamed, which
one of these names might you choose:

1. Wrightville
5%

2. Kettlestrings Grove
17%

3. Chicago Community Area #79
8%

4. Madison Park
l 125%

5. Village of Hemingway
ﬁﬂ%

6. Other
l 134%

What is your connection to
Madison Street?

1. Madison Street business owner

8%

2. Oak Park resident
[ | 73%

3. Both1&2
C15%

4. Other
4%




Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

What is your connection to
Madison Street?

1. Madison Street business owner

E=17%

2. Oak Park resident
l | 74%

3. Both1&2
E==015%

4. Other
4%

Do you live north or south
of the corridor?

1. North of the corridor

8%

2. South of the corridor

6%

3. Not an Oak Park resident

7%

To which segment of Madison are you most connected?
(own business, work or live near, shop or visit frequently)

Press 7 if you are unable to choose

52%

To which segment of Madison are you most connected?
(own business, work or live near, shop or visit frequently)

Press 7 if you are unable to choose

46%




Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

Have you attended any of the previous
workshops directly related to this project?

1. Public SWOT Forum — Wed, Dec 7
9%

2. Public Visioning Forum — Wed, Dec 14
15%

3. Both1&2
| 127%

4. Neither
| 149%

Character Districts

Which of these character districts would
you like to see the most of on Madison?

1. Accessible Commercial Retail District
C116%

2. Linear Park & Mixed-Use Development
[ 166%

3. Destination Commercial and Institutional District

E014%

4. Other
03%

Which of these character districts would
you like to see the least of on Madison?

1. Accessible Commercial Retail District

C24%

2. Linear Park & Mixed-Use Development
16%

3. Destination Commercial and Institutional District
[ 159%

4. Other
01%




Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

district, but it is OK for there to
be some modest
encroachments into adjacent

New development should be 1. Strongly agree
contained primarily within the 2. Somewhat agree
existing commercial zoning 3. Notsure
4.
5.

Strongly disagree

Somewhat disagree

residential areas.
35%

Strongly Not sure Strongly

1. Strongly agree
New development should be 2. Somewhat agree
contained entirely within the 3. Not sure
existing commercial zoning 4. Somewhat disagree
district with no encroachment ’ :
. |
into adjacent residential areas. 5. Strongly disagree
39%
il pelele |y ]
o l et d bl b ] .
I [ SR W N E—
: w= | 2% 21%

17%

1%

Strongly Not sure Strongly

16%

3%

Strongly Not sure Strongly
agree disagree

agree disagree agree disagree
It is OK for new development to .
expand beyond the existing ; 22;1%{1:?;2?86 Which of these three “Open Space Patterns” do you feel
commercial zoning district with 3. Not sure is most appropriate for Madison Street?
significant encroachments into 4. Somewhat disagree Press 1 for “basic streetscape improvements,
adjacent residential areas, if 5. Strongly disagree but few significant public or private open space areas
there is broad support for the provided”
new uses.
34% _ .
- - | T L -
23% 23%




Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

Which of these three “Open Space Patterns” do you feel
is most appropriate for Madison Street?
Press 2 for “significant streetscape features to create a
linear park, with pocket parks and plazas throughout,
interactive amenities such as fountains, facilities for
special events and display areas for art exhibitions”

Which of these three “Open Space Patterns” do you feel
is most appropriate for Madison Street?
Press 3 for “streetscape improvements within existing
right-of-way, create a unique identity for the district, new
public gathering and open space areas”

Which of these three “Open Space Patterns” do
you feel is most appropriate for Madison Street?

1. Basic streetscape improvements
13%

2. Linear park
[ 143%

3. Streetscape improvements that create unique identity
[ 143%

4. Other
01%

Transportation Options
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Key-pad Polling Results

Which of these three “Transportation Options” do
you feel is most appropriate for Madison Street?

1. Thoroughfare
E014%

2. Boulevard
[ 162%

3. Multi-Modal
1 20%

4. Other
4%

Which of these three “Transportation Options” do
you feel is least appropriate for Madison Street?

1. Thoroughfare
[ 138%

2. Boulevard

4%

3. Multi-Modal
[ 156%

4. Other
01%

How important is it to provide for
additional public transit along Madison?

Very important
Somewhat important 37%
Not sure

Not particularly important
Not at all important

gk wh =

Very Notsure  Not at all
important important

How important is it to address
pedestrian traffic along Madison?

Very important
Somewhat important 72%
Not sure

Not particularly important
Not at all important

aorwbd =

Very Not sure  Not at all
important important
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Key-pad Polling Results

How important is it to provide for How important is it to maintain
bicycles along Madison? automobile traffic flow along Madison?
1. Very important 1. Very important ,
2. Somewhat important B e 2. Somewhat important 2%
3. Not sure 23% 3. Not sure
4. Not particularly important . 4. Not particularly important
5. Not at all important 15% 5. Not at all important
19%
% o, 12%
1%
Very Notsure  Notat all Very Notsure  Not at all
important important important important
Under what circumstances would you be willing to give Under what circumstances would you be willing to
up a lane of traffic in each direction for a bicycle lane? give up on-street parking for a bicycle lane?
1. Under no circumstances 1. Under no circumstances
| 153% ‘ 169%
2. No significant impact on traffic flow 2. \gig?/?e constructs a consolidated parking structure/lot
14%
3. Larger businesses required to provide off-street parking
3. Under minimal impact on traffic flow CT13%
0,
O 116% 4. Under any circumstances
4. Even with significant impact on traffic flow =a7%
16%
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Key-pad Polling Results

Which option do you think is best to handle parking
issues related to new and existing development?

1. | Most businesses provide their own parking
9%

2. | Most businesses utilize on-street parking, with some V|S|0n Alte rn at'VeS

larger businesses providing off-street parking

o
3. | Village initiative to create consolidated parking,
possibly a parking structure, on-street parki11§1rs/mains
J o

4. | Village initiative to create consolidated parking,
gss‘itzl)/ a parking structure, on-street parking removed
o

5. | Other
=——8%
If you had to choose today, which of these three If you had to choose today, which of these three
vision alternatives might you most prefer? vision alternatives might you least prefer?

o1 e ¥

AL

4. Not sur } (4):3,4% 4. Not sur } 4)=1.1%




Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

Your Visions

How would you rate the level of agreement at your
table as you created a vision together?

1. Agreement was easy to reach
l 129%

2. Minor difficulties, but we managed to overcome them
I 132%

3. Finding agreement was difficult, but | think we did OK
t 121%

4. Agreement failed, majority ruled
4%

5.  We had little or no agreement
CCCTTTTT14%

If you had to choose today, which of these three
vision alternatives might you most prefer?

¥ ")

If you had to choose today, which of these three
vision alternatives might you least prefer?

! L

4. Not sure | (4)=0.0%
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Key-pad Polling Results

Let’s build a vision together...

Which character district would you choose
for Node A: Intersection with Harlem

1. Accessible Commercial Retail District
T 21%

2. Linear Park & Mixed-Use Development
5%

3. Destination Commercial and Institutional District
I 170%

T T *-r'i.".h el

for Segment 1: Harlem to Home

Accessible Commercial Retail District
139%

1
|
2. Linear Park & Mixed-Use Development
I 1 41%

3. Destination Commercial and Institutional District
[ A7

Y YT PO E e [ e £

Which character district would you choose

ETorE HoTH I

Which character district would you choose
for Segment 2: Home to Oak Park

1. Accessible Commercial Retail District
T 27%

2. Linear Park & Mixed-Use Development
I 173%

3. Destination Commercial and Institutional District

10
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Key-pad Polling Results

Which character district would you choose Which character district would you choose
for Node B: Intersection with Oak Park for Segment 3: Oak Park to East
1. Accessible Commercial Retail District 1. Accessible Commercial Retail District
I 130% [ 143%
2. Linear Park & Mixed-Use Development 2. Linear Park & Mixed-Use Development
(I Y £ [ 143%
3. Destination Commercial and Institutional District 3. Destination Commercial and Institutional District
l 151% CTTTT14%
4. Other
02%
H - i '|rfl e '.
‘ ﬁ%ﬁﬁ ﬁ#
.j .-.g. .HI JEn a-IH:"-"!“n'-l"' pesmbiststeliin ]

Which character district would you choose Which character district would you choose
for Segment 4: East to Ridgeland for Node C: Intersection with Ridgeland
1. Accessible Commercial Retail District 1. Accessible Commercial Retail District
I 141% [ 159%
2. Linear Park & Mixed-Use Development 2. Linear Park & Mixed-Use Development
[ 149% CCTTTTT23%
3. Destination Commercial and Institutional District 3. Destination Commercial and Institutional District
CCTT10% 8%

%ﬁﬁ

et I s meg EE




Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

Which character district would you choose Which character district would you choose
for Segment 5: Ridgeland to Lombard for Segment 6: Lombard to Austin

1. Accessible Commercial Retail District 1. Accessible Commercial Retail District

I 133% [ | 54%

2. Linear Park & Mixed-Use Development 2. Linear Park & Mixed-Use Development

| |158% | 124%

3. Destination Commercial and Institutional District 3. Destination Commercial and Institutional District
9% T 21%

Which character district would you choose Which of these three “Open Space Patterns”
for Node D: Intersection with Austin would you choose for the Madison Street vision
) ) o you constructed at your table, either individually or

1. Accessible Commercial Retail District o

| 145% as a group?

2. Linear Park & Mixed-Use Development 1. Basic streetscape improvements

T 10% E10%

3. Destination Commercial and Institutional District 2. Linear park

I 139% [ 152%

3. Streetscape improvements that create unique identity
l 137%

4. Other
01%




Vision Alternatives Public Meeting 1/26/06
Key-pad Polling Results

your table, either individually or as a group?

1. Thoroughfare
—

2. Boulevard

Which of the three “Transportation Options” would you
choose for the Madison Street vision you constructed at

What did we just build?

1. Accessible Commercial Retail District
2. Linear Park & Mixed-Use Development
3. Destination Commercial and Institutional District

|3 [2n] 2] 3 [12]2n] 1] 2] 1

£ o

......

| 169%
3. Multi-Modal
E014%
4. Other
7%
How would you rate the information
presented to you tonight?
1. Poor
2. Fair 38%
: - ) 3. OK 1%
How did this go~ % Good
5. Excellent

16%

9%
6%

13
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Key-pad Polling Results

28%

12%
8%
2%

How would you rate the discussion How would you rate the use of
at your table tonight? keypad polling tonight?
1. Poor 1. Poor
2. Fair 35%  35% 2. Fair 60%
3. OK - = 3. OK puk
4. Good 4. Good
5. Excellent 5. Excellent
29%
8% 10% 11%
2% 5% 5%
1 2 3 4 5 1 2 3 4 5
How would you rate tonight’'s
meeting overall?

1. Poor
2. Fair 1o
3. OK 1% I
% Good Thank You!
5. Excellent

14
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Village of Oak Park Madison Street Corridor Development and Implementation Strategy

BACKGROUND

The Development and Implementation Strategy is the fourth component of a five component plan
for the Madison Street Corridor. Together these five documents create the Madison Street Corridor
Plan.

* Inventory Report and Opportunity Analysis
= Vision Alternatives

® Preferred Vision

* Development and Implementation Strategy
* Development Guidelines

Two companion documents accompany this set of documents: the Architectural Historical Survey
completed by Wiss Janney Elstner Associates, Inc. and the Market Analysis completed by Goodman
Williams Group. Information from both has been incorporated into the content of this plan.

Preferred Vision

In February 20006, the Oak Park Village Board, the Madison Street Plan Project Steering Committee
and the public chose between several Vision Alternatives to create the Preferred Vision. The
Preferred Vision assigned one of three Character Districts to six segments and four nodes along the
corridor, one Transportation Option, one Streetscape and Open Space option, and one Land
Assembly Option. To fully understand the Preferred Vision, please reference the Preferred Vision
document dated February 2006.

Preferred Vision Public Forum

On February 23, 2006 the Preferred Vision was presented to the public in a forum that attracted
approximately 80 residents and business owners. After the presentation, the participants were asked
to choose one of the six segments from the Preferred Vision to further refine, and all six segments
were refined. The input from the meeting has been incorporated into the plan for each segment to
create this Draft Development and Implementation Strategy. The specific results from the meeting
are included in the appendix of this report.

Project Steering Committee and Village Board of Trustees Meeting

On April 4 and 5, 2006 the Madison Street Project Steering Committee and the Village Board met to
review and discuss the draft Development and Implementation Strategy document. The changes
from both meetings have been incorporated into this document.

Draft Corridor Plan Public Forum

On April 19, 2006 all components of the Draft Corridor Plan were presented to the public in a
forum that attracted approximately 65 participants. After the presentation, participants were asked to
discuss their concerns about the corridor plan. The feedback from the meeting is included in the
appendix of this report.

Project Steering Committee Meeting

On April 27, 2006 the feedback from the April 19" Public Forum was presented to the Madison
Street Project Steering Committee. The feedback from the meeting was used to revise the
Development and Implementation Strategy and Development Guidelines documents.

June 5, 2006 I LY l 2



Village of Oak Park Madison Street Corridor Development and Implementation Strategy

DEVELOPMENT STRATEGY

This Development Strategy has been crafted with input from the public, the Project Steering
Committee, and Board of Trustees. The strategy builds off of the Preferred Vision and adds detail to
each segment detail regarding specific desired land uses and business mixes and development
concerns. The strategy also provides detailed designs for three key development sites that are
currently owned by the Village.

Summary of the Preferred Vision

The Preferred Vision that had been recommended through public input and the input from the
Project Steering Committee and Board of Trustees is reviewed in this section. The Preferred Vision
incorporates all three of the Character Districts at different segments and nodes along the corridor,
one Transportation Option, one Streetscape and Open Space option, and one Land Assembly
Option. For a full understanding of the Preferred Vision, please reference the Preferred Vision
document.

Character Districts

Character District #1: Accessible Commercial Retail District

The character of this District is a highly accessible corridor providing a wide variety of retail, service
and restaurant uses for a large trade area. Attracted by the existing high traffic volumes and easy
access from the surrounding market area, smaller national retailers are drawn to the District, which
in turn draws more customers who patronize the local retailers and restaurants in the area as well.

The design quality of new buildings is generally high and an improvement over the standard
“corporate” or trademark designs of most national retailers. Regulations to mitigate corporate
architecture are included in this District in order to maintain the pedestrian friendliness and
aesthetics from adjoining districts. Developers are encouraged to incorporate upper story residential
and/or office to maintain the existing development pattern in some areas.

The overall character and pattern of development is linear and consists of an eclectic mix of old and
new buildings with some unique identity/concentrated activity provided at key intersections as patt
of new development projects. Redevelopment is focused on infill and adaptive reuse where possible,
but also property consolidation and demolition where necessary to achieve adequate sites.

Character District #2: Neighborhood-Oriented & Mixed-Use District
Within this District, the character of the Madison Street corridor is focuses on landscaping and open

space, historic preservation, small-scale neighborhood commercial uses, and residential units.
Capitalizing on both Oak Park’s past and future as a leader in innovative architecture and historic
preservation, a key anchor on the corridor is a “green” building restoration demonstration center
which may be operated by a non-profit organization and/or university. The center serves as an
anchor in a regionally-recognized “design center” that includes a variety of specialty building
materials, building furnishings, contractors and craftsmen, and design service uses located in
rehabilitated buildings. Also included are a variety of commercial uses serving the adjoining
neighborhoods, including those that provide services to residents who work from their homes.

Character District #3: Destination Commercial and Institutional District
The uses in this District include at least one recognized regional destination, consisting of
commercial attractions, sports and entertainment uses. Existing destinations include the Park
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District gymnastics facility, Fenwick gym and natatorium, and Oak Park Hospital. Potential new
destinations could include a conference hotel, museum, heath and wellness center, and
entertainment complex. Within the District, the visibility and accessibility to the existing and/or new
destination uses is enhanced and supported by a host of ancillary uses, including restaurants and
specialty retail, which serve the destination use visitors. Gateway features are emphasized at the
corridor nodes. Parking is consolidated in structures, and streetscape enhancements are provided to
facilitate moving visitors within the District. New destination uses are in high quality buildings
exhibiting innovative designs consistent with Oak Park’s history of architectural excellence. Ancillary
uses occupy restored historic buildings, contributing to an authentic sense of place.

Transportation Options

Under the Boulevard option, the existing lane geometry of Madison Street is unchanged to
accommodate existing and increased traffic flows. However, the right-of-way is significantly
enhanced with a full palette of streetscape amenities including trees, lighting, wayfinding signage,
benches and gathering areas to improve appearance and to accommodate pedestrians. Further,
shared structured parking is provided at key activity areas. In addition, the Pace buses and the
Village shuttle are rerouted and better coordinated to provide efficient transit options between
Madison Street and other activity centers within Oak Park and the region.

Open Space Options

The preferred Streetscape and Open Space pattern enhances the existing right-of-way without
significant modification of the existing development pattern to create additional green space.
Additional green space in the right-of-way will be encouraged as new projects develop and/or land
is assembled.

Land Assembly Options
The Land Assembly Option respects the current linear pattern of development, but supports modest
encroachments into residential areas given the right use in the right location.

* Primary pattern is linear along Madison with focus/greater intensity at primaty intersections

* New development is primarily within existing commercial zoning district, but some modest
encroachments (1 to 3 lots deep) into adjoining residential areas may be required to obtain
adequate parcels sizes

Segment Development Strategies

The Segment Development Strategies for the Madison Street Corridor below reference the three
annotated maps located after this section (Figures 1, 2, and 3). The annotations are the map fall into
these general categories (in addition to the Historic Survey references that are explained in more
detail below):

General Recommendations

General recommendations for the corridor are those that would be necessary to realize the vision set
forth in the Preferred Vision, but are not directly related to specific development sites. Examples
include screening of parking lots, open space enhancements, facade improvements, and roadway
improvements.
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Potential Redevelopment

Potential redevelopment sites are those sites identified through the planning process with the
potential for future redevelopment. The designation as “potential redevelopment” does not imply
that existing uses should leave their current location or leave the Madison Street corridor entirely.
Future redevelopment could include the existing uses in a reconfigured development site; such as
ground floor uses moving to an upper level.

Proposed Redevelopment
Proposed redevelopment sites are existing projects that are being pursued on the Madison Street
Corridor.

Key Sites
The Key Sites are the three sites identified by the Village for detail planning and design as a part of
the Madison Street Corridor Plan. The Key Sites will be presented in a separate document.

Integration of Architectural Historic Survey

Wiss Janney Elstner Associates completed an Architectural Historical Survey under the guidance of
the Village Historic Preservation Commission in December 2005. The full historic inventory report
classifies structures into four categories. For a full understanding of the four categories and the
individual structures, reference the Architectural Historical Survey dated February 1, 2006.

This Development Strategy addresses only the three most significant categories for structures and
recommends Village advisory review for proposals to demolish or significantly alter structures in any
of the three categories, except for those properties with a mandatory review requirement (properties
listed on the National Register or locally as a landmark or within a designated local district). The
Village of Oak Park should be prepared to assist property owners to retain structures in these
categories whenever possible. These categories and their relationship to the Development Strategy
are listed below.

= Significant (National Register): A significant property that has the potential to be eligible for
listing on the National Register of Historic Places. Generally, National Register Criterion C,

relating to architectural design or character, has been considering in making this designation.
Other properties may be eligible for the National Register under other criteria; however, more
detailed research on the individual property would be required. All properties in this category are
also eligible for listing as Oak Park landmarks. For purposes of this plan, “Significant
(National Register)” structures are strongly recommended to generally not be demolished
or significantly altered. Proposals to redevelop should be reviewed by the Village Historic
Preservation Commission.

= Significant: A property or structure that has a special character or significant historical, cultural,
architectural, archaeological, community, or aesthetic value worthy of preservation. The property
has potential to be eligible for listing as an Oak Park landmark under one or more criteria
defined in the Historic Preservation Ordinance. The building has a high level of integrity, with
minimal changes to major historic features. One exception is alterations to storefronts;
replacement of the storefront does not necessarily disqualify a property, as long as the original
pattern of openings has been maintained. For purposes of this plan, “Significant” structures
are strongly recommended to be preserved whenever possible. Proposals to remove or
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significantly alter significant buildings should be reviewed by the Village Historic
Preservation Commission. The Village should consider removal or significant alternation
to the structures only with proper economic justification or in cases where consolidating
land presents a significant barrier to development.

»  Structure of Merit: A property or structure which has historic or aesthetic character, but to a
lesser degree than a “Significant” building, or that has alterations which affect its historic
integrity. Such a building may contribute to a broader historic character or provide historic
context to a larger group of buildings and is therefore worthy of preservation. Oftentimes, a
building designated Structure of Merit could be raised to the Significant level by the removal of
inappropriate later alterations, such as remodeling or filling in of storefronts. For purposes of
this plan, proposals to remove or significantly alter “Structures of Merit” are
recommended to be reviewed by the Village Historic Preservation Commission.

Node A: Harlem Avenue

The node at Harlem Avenue is an important gateway to the Village. The node has been identified in
the Preferred Vision as Destination Commercial and Institutional District due to the opportunity to
attract destination users associated with the RUSH Oak Park Hospital. In addition to destination
land uses, a prominent gateway feature should be incorporated into the property adjoining the
intersection of Harlem and Madison.

Building off of the patronage to the RUSH Oak Park Hospital, ancillary land uses and businesses
should be incorporated into the area that surrounds it. Specific land uses for the node include
commercial, institutional, and mixed-use office/commercial. Businesses may include hospitality-
oriented services, such as national and prominent local restaurants and retailers geared towards
hospital visitors.

Specific development considerations:

* Consider a gateway feature at the intersection with Harlem. Gateway features are addressed in
the Development Guidelines component of this plan.

* Encourage Wendy’s to screen their parking lot, located at the northeast corner of the
intersection.

* Consider the future redevelopment of the Wendy’s site and the area to the north for commercial
or mixed-use use development.

=  RUSH Oak Park Hospital has recently acquired the southeast corner of the intersection.
Encourage the hospital to redevelop the corner in accordance with the hospital master plan, and
give special attention to the architectural features that define the intersection and the community
gateway.

Segment 1: Harlem to Home

Adjacent to the destination node at Harlem, the segment between Harlem and Home has been
designated an Accessible Commercial and Retail District as defined in the Preferred Vision — but
with a heavy emphasis on incorporating many of the elements of the Neighborhood-Oriented and
Mixed-Use District. An emphasis should be placed on maintaining the existing mixed-use and
existing residential buildings in this segment, as well as incorporating new national and predominant
local retailers that can capitalize on the high traffic counts.
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These uses may include restaurants, retailers, specialty retailers, and home office services. A focus on
ancillary uses to the hospital should also be included. Mixed-use development, either
commercial/office or commercial/residential, is encouraged in lieu of solely residential
development.

Specific development considerations:
*  Work with RUSH Oak Park Hospital to explore the efficient shared use of the hospital’s parking
deck during off-peak hours.

* Investigate other opportunities for shared parking, particularly to the north of the corridor.

* Require increased setbacks for future redevelopment in the segment in order to create additional
space for sidewalks and streetscaping.

* Encourage facade improvements that accommodate pedestrian traffic.

Segment 2: Home to Oak Park

The Preferred Vision designates the segment from Home to Oak Park as a Neighborhood-Oriented
and Mixed-Use District. This segment will incorporate mixed-use buildings with ground floor retail
and upper floor residential or office. This type of mixed-use development is encouraged in lieu of
solely residential development.

The uses in this segment should be geared to the adjacent neighborhoods with small retailers that
create a pedestrian atmosphere. These uses may include restaurants, coffee shops, small specialty
retailers, home office services, professional services, museums, home renovation retailers, or a small
local grocery store.

Specific development considerations:

* Enhance the Village-owned green space located at the southeast corner of the Home and
Madison intersection.

* Consider the School District 97 building located on the north side of the corridor for future
redevelopment should the District decide to relocate.

* Consider the current Robinson Ribs building located on the north side of the corridor for future
redevelopment should the user decide to relocate.

* Explore the opportunity to develop the site as one master planned development should both
District 97 and Robinson Ribs decide to relocate.

* Encourage the landowner to screen the parking lot located east of Robinson Ribs to create a
more pedestrian-friendly environment to the north of the corridor.

* Consider moving the cul-de-sac on Kenilworth to the south of the corridor one lot south in
order to create more street frontage on Madison Street for parking or open space.

* Encourage the developer of the proposed mixed-use project to the south of the corridor and
east of Oak Park Avenue to remain consistent with the character of the Neighborhood-Oriented
Mixed-Use District and this Development Plan’s recommendations.

Node B: Oak Park Avenue

The node at Oak Park Avenue includes a potential redevelopment site that is currently owned by the
Village (Key Site #1). With the Preferred Vision’s designation of the node as a Destination
Commercial and Institutional District, the incorporation of a new destination use on this site will
create an important mid-corridor attraction. Other uses may include ancillary uses to the primary
destination, such as a restaurant or larger local or national retailers.
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Specific development considerations:

* Redevelop Key Site #1 to include a hotel, a mixed-use development, an urban big-box
development, an athletic facility, a museum, or some other destination use consistent with the
Character District.

= Consider the southeast corner of the intersection for future redevelopment should the existing
use relocate.

* Consider the northwest corner of the intersection for future redevelopment should the existing
use relocate.

Segments 3 and 4: Oak Park to Ridgeland

Between Oak Park and Ridgeland, the Accessible Commercial and Retail District identified in the
Preferred Vision will be created around clusters of existing uses that exemplify this Character
District. These existing uses include the automobile dealer, automobile services, the grocery store,
pharmacy, and fast-food restaurants.

Future uses may include auto-oriented uses, national chain restaurants, and retailers. New
development should be regulated to mitigate corporate architecture and maintain a pedestrian-
friendly environment through this auto-intensive segment.

Specific development considerations:

* Encourage Fenwick High School to consider establishing a direct presence on Madison Street in
order to create better visibility and access.

* Encourage Fenwick to consider using their existing surface parking for use in a shared-parking
facility relationship with adjacent uses.

* Consider the future redevelopment of the storage facility located south of the corridor between
East and Scoville for retail and services uses.

* Encourage Jewel to screen their parking lot in order to accommodate pedestrians, particularly for
Fenwick students as they commute to and from school.

Node C: Ridgeland

The node at Ridgeland should incorporate the type of commercial development reflected in the
Accessible Commercial and Retail District as described in the Preferred Vision. Land uses may
include commercial or mixed-use development. This new development should be regulated to
maintain a sense of pedestrian-friendliness and aesthetic appeal.

Specific development considerations:

* Consider the northwest corner of the intersection for future redevelopment that includes Billy’s
market. In the mean time, encourage the owners to screen the parking lot to accommodate for
pedestrians.

* Consider the southeast corner of the intersection for future redevelopment.

* Encourage Julian Middle School to consider an opportunity to create a shared parking facility
with adjacent uses.

Segment 5: Ridgeland to Lombard

The segment between Ridgeland and Lombard should incorporate the characteristics of the
Neighborhood-Oriented and Mixed-Use District as described in the Preferred Vision. Existing uses,
existing historic buildings, and new land uses will contribute to the segment’s orientation to the
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adjacent neighborhood. Land uses may include commercial, office, or mixed-use development.
Businesses may include local retailers and business services.

Specific development considerations:

*  Encourage CVS to screen their parking lot to accommodate for pedestrians.

* Convert the alley south of the CVS to one-way north in order to redirect the CVS traffic that is
currently entering the adjacent neighborhood.

* Redevelop Key Sites #2 and #3 consistent with the Character District for the segment, which
may include mixed-use development.

* Consider the potential redevelopment of the area south of the corridor and east of Lombard for
private uses that accompany the adjacent Village Hall or future civic campus.

Segment 6: Lombard to Austin

Many of the land uses currently located in the segment between Lombard and Austin can be
characterized by the Accessible Commercial and Retail District, such as the bank and fast-food
restaurant. Consistent with the Preferred Vision, this segment should maintain this designation, but
an emphasis should be placed on mitigating corporate architecture and accommodating for
pedestrian traffic in future developments. Land uses may include commercial, office, or mixed-use
development. Businesses may include local retailers and business services.

Specific development considerations:

* Integrate the Village Hall into a civic campus by using the existing surface parking lot and open
space. Potential uses include the Park District facilities and District 97 in some type of mixed-use
development.

* Encourage landowners to consider fagade improvements for the storefronts to the north of the
corridor, across from the Village Hall.

* Encourage the landowner/developer of the proposed redevelopment site located to the north of
the corridor, on either side of Humphrey Avenue, to redevelop consistent with the Character
District, but maintain the pedestrian environment of the adjacent buildings to the east.

Node D: Austin

The far east end of the corridor, the node at Austin Boulevard, should be characterized by the
Accessible Commercial and Retail District as recommended in the Preferred Vision. A prominent
gateway feature should accompany the land uses reflected in the Character District. Although the
node will be designated an Accessible Commercial and Retail District, an emphasis on the mixed-use
elements of the Neighborhood-Oriented and Mixed-Use District should be incorporated in the
recommended land uses for the node. Future land uses may include commercial or mixed-use
development with larger local or national retailers.

Specific development considerations:

* Encourage Park National Bank, located at the southeast corner of the intersection, to create
expansion plans that accommodate pedestrian traffic on Madison and respect the traffic pattern
in the adjacent residential neighborhood.

* Encourage facade improvements to the storefronts on the north side of the corridor.

*  Work with transportation authorities to coordinate transit facilities at the transfer station at the
northeast quadrant, in the City of Chicago.

June 5, 2006 I LY I 9
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Village of Oak Park Madison Street Corridor Development and Implementation Strategy

Zoning Recommendations

With only a few exceptions, the entire frontage on both sides of Madison Street is zoned “C”,
Commercial. In light of the recommendations of the Preferred Vision and the Segment
Development Strategies as described above, consideration should be given to fine-tuning the
following zoning regulations.

Building Setbacks

Required building setbacks (the distance between the building and the property lines) in the “C”
District currently vary depending upon the use of the property. In general, most commercial uses
have no required setbacks on any side, while those that contain residential uses have setbacks similar
to those required in the R-7 Multiple-family Residential District. Figure 4 provides a list of
recommended setbacks for consideration along the Madison Street Corridor. In addition to these
dimensional recommendations, the Building Orientation section of the Madison Street Corridor
Development Guidelines provides recommendations that further define how buildings should be
located and designed to further enhance the character of development along the Corridor.

Front setbacks help create a sense of enclosure for the streetscape and a positive relationship
between a building’s entries, inside activities, service areas, parking areas, and fenestrated facades
with the street and neighboring properties. On Madison Street in particular, appropriate setbacks
create both a pedestrian-friendly streetscape and maintain the desired urban quality of the Corridor.
Figure 5 provides typical cross sections for the eastern and western portions of Madison Street with
the setbacks shown in Figure 4.

East of Oak Park Avenue, most existing buildings are built right to the front property line creating a
consistent “street wall” down both sides of the street. In addition, the right-of-way is quite wide in
this area providing for wide sidewalks and plenty of room for streetscape amenities such trees, lights,
benches, signs etc. Accordingly, a five-foot maximum is recommended in order to maintain the
consistent street wall. As noted on Figure 4, up to 20% of a building face may have a greater setback
as necessary to accommodate building entries and active amenities such as art displays, water
features, outdoor dining, etc.

West of Oak Park Avenue, the right-of-way narrows considerably. While many of the existing
buildings in this area also are built right up to the property line, some are set back. However, in front
of properties with no setback the very narrow sidewalks create an unpleasant pedestrian
environment and leave very little room for amenities. Accordingly, a three- to five-foot setback is
recommended. This range helps accommodate a wider sidewalk and room for amenities while also
preserving the consistent street wall in this area. Further, this range also gives flexibility to building
designers in providing relief to the building facades. Here to, up to 20% of a building facade may
have a greater setback as necessary to accommodate entries and active amenity areas.

Figure 4 also lists recommended setbacks along the north-south side streets. As with Madison Street,
it is important to maintain a consistent relationship between buildings and the street, while also
providing for pedestrian comfort. On the primary cross streets (Harlem, Oak Park, Ridgeland, and
Austin) the setbacks have been increased slightly to further emphasize the importance of these
thoroughfares through the Madison Street Corridor and the Village.
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SETBACK STANDARDS

MADISON STREET CORRIDOR
OAK PARK, ILLINOIS
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Village of Oak Park Madison Street Corridor Development and Implementation Strategy

Finally, properties directly on Madison Street are backed by residential zoning districts and uses,
with single-family homes and districts being predominate to the south and multiple-family buildings
and districts being predominate on the north. Given the larger and taller buildings permitted along
Madison Street and more intensive uses within them, rear yard setbacks are recommended as
indicated on Figure 4 to help buffer the adjoining, less-intensive residential uses.

Building Height

The Madison Street corridor consists of three zoning classifications; H Hospital District, C
Commercial District, and B-1/B-2 General Business District. Within the “C” District, the existing
maximum building height is a uniform 50 feet, with a few exceptions. Within the “B1/B2” District,
existing maximum building height is 45 feet, with a few exceptions. Within the “H” district, existing
maximum height is 125 feet or a maximum floor-area ratio of 4, whichever is less. Most existing
buildings are well under this height, but rising land costs are likely to drive developers to desire
building heights at or above this limit. In these cases in which developers request a variance or
Planned Unit Development zoning, the following factors should be considered as they relate to
height relief:

* Character District identified in the Preferred Vision

" Location of the development site in relation to key nodes

*  Design of the development

* Surrounding development context

* Proximity to residential structures

*  Other compensating benefits, such as open space or density requirements

Vebicular Access and Parking Locations

As noted in the Segment Development Strategies, several properties on Madison Street have large,
unscreened parking lots that detract from the desired character of the Corridor. The following
recommendations are intended to guide the configuration of vehicular access drives and parking
areas relative to streets, alleys and neighboring properties. In general, access drives and parking areas
along Madison Street should be configured to maximize the ease of use and convenience for
business operations and customers while minimizing the negative impacts of vehicular conflicts with
pedestrians and neighboring properties.

Figure 8 indicates the preferred parking area locations for properties along Madison Street. Section
6.2 of the Zoning Code provides standards for off-street parking and loading but does not contain
detailed standards on the location of parking relative to adjoining streets. The Madison Street
Corridor Development Guidelines document includes techniques to orient and screen parking to
minimize its impact on the Corridor, but consideration should be given to adding additional parking
standards in the Zoning Code or including them as part of a Madison Street zoning overlay district.
The following parking area location standards are listed in order of preference.

= All parcels:
- Behind buildings with minimal or no exposure to Madison Street or side streets (wost preferred)
- Behind buildings with minimal or no exposure to Madison Street, but some exposure to side
streets
- Adjacent to buildings on Madison Street, but limited to sixty feet in width or 25% of
Madison Street frontage (least preferred)
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- At corners on Madison Street regardless of amount of exposure (probibited)
- In front of buildings on Madison Street (probibited)

Like parking areas, the number and location of vehicular access points directly impact the visual
quality of the Corridor and pedestrian safety and comfort. Accordingly, consideration should be
given to incorporating standards similar to those recommended below for inclusion into the parking
section of the Zoning Code or as part of a Madison Street overlay district.

Consistent with Figure 9, the following provides the order of preference for access locations for
each type of parcel location. Each set of options begins with the most preferred and ends with the
least preferred. Those in between are generally of equal preference and should be considered on a
case-by-case basis only if the most preferred option proves to be infeasible.

* For mid-block parcels:
- Shared access from Madison Street serving two or more parcels (wzost preferred)
- Individual access along Madison Street in combination with access to the rear alley
- Access only from the rear alley, provided a “free-flow” traffic condition can be maintained in
the alley, which may require widening the alley as per Section 6.2C. of the Zoning Code (least
preferrd)
- Individual access only from Madison Street (fast preferred)

- Access from the rear alley in which a “free-flow” traffic condition cannot be maintained, e.g.
the alley will be blocked or obstructed (probzbited)

* For corner parcels:

- Access only from the side street (#zost preferred)

- Access from the side street in combination with the rear alley

- Access only from the rear alley, provided a “free-flow” traffic condition can be maintained in
the alley, which may require widening the alley as per Section 6.2C. of the Zoning Code (least
profrred

- Access from the rear alley in which a “free-flow” traffic condition cannot be maintained, e.g.
the alley will be blocked or obstructed (probibited)

* For all parcels,

- Service activities conducted in marketed loading zones adjacent to, but not within, the rear
alley (meost preferred)

- Service activities conducted in marked loading zones located on a side street

- Service activities conducted in marked loading zones on Madison Street

- Service activities conducted from parking areas on a side street or Madison Street (feast
preforrd)

- Service activities conducted directly from the rear alley (prohibited)

- Service activities conducted from travel lanes on any street, e.g. double-parked vehicles

(probibited)
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Permitted Uses

The Preferred Vision incorporates three character districts that define the general uses and intensity
of development along the corridor. Within all character districts, the Preferred Vision and Segment
Development Strategies strongly favor ground floor commercial uses with residential uses (if
present) located above. Accordingly, consideration should be given to prohibiting the following
residential uses (as permitted in the “C” District in the Summary Use Matrix of the Zoning Code,
Section 3.1) along both sides of Madison Street for its entire length:

» Single family homes
* Residential dwelling units on the ground floor

Other than residential uses, the uses currently permitted in the “C” District are consistent with the
Accessible Commercial and Destination Commercial and Institutional character districts. However,
within the Neighborhood-Oriented Mixed-Use character district, consideration should be given to
prohibiting or reclassifying the following highly-intensive uses that are currently permitted in the
“C” District:

* Drive-through service window

* Restaurant with drive-in or drive-through

* Auto service and fueling station

» (Car wash

= All resale, distribution & storage uses

* All vehicle & equipment sales, service & rental uses

Traffic and Parking Analysis

The following recommendations are a result of the culmination of significant amounts of traffic,
parking and pedestrian data collection along with a thorough evaluation of corridor operations.
These evaluations were performed by Kenig, Lindgren, O’Hara, Aboona, Inc. in concert with the
community “Preferred Vision” and with sensitivity towards the neighboring land uses.

In general, the corridor works well from a transportation perspective. Most intersections perform at
very good levels of service by generally accepted engineering standards and criteria. The four moving
lanes of traffic are, during most times, more than sufficient to handle the nearly 18,000 vehicles per
day. On street parking is available in most areas during weekdays and on Saturday. With some
exceptions, primarily near public buildings, most block faces and public parking areas have spaces
available. In most areas, on street spaces are only at 70% -80% of capacity, leaving 2-4 parking
spaces available per block face. Pedestrian volumes are somewhat increased during school dismissal
hours but are not extraordinarily high.

The street has two distinct cross sections. East of Oak Park Avenue, it is a “boulevard” divided by a
planted median. The right-of-way is generally 120 feet wide. West of Oak Park Avenue, the right-of-
way narrows to approximately 73 feet and the travel lanes are undivided. On-street parking is
provided throughout the entire corridor on both the north and south sides of the street. Because of
these dynamics and features, major geometric changes are not feasible. The roadway design west of
Oak Park Ave. is substandard offering only 10 ft. wide travel lanes. However, due to the right of way
limitations, changes cannot occur without eliminating some of the other features such as parking.
Consequently, the following report and figures suggest changes and improvements that will generally
work within the corridor parameters and have low cost yet high impacts on operations.
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For purposes of evaluation, the corridor is divided into three sections. The first is from Harlem
Avenue to Oak Park Avenue and represents the narrower right-of-way. The second section is from
Oak Park Avenue to Ridgeland Avenue. The third section is from Ridgeland Avenue to Austin

Avenue.

Review Criteria and Standards

Each section and key development site was reviewed and evaluated with respect to roadway
operations, pedestrian areas, and neighborhood issues such as “cut through” traffic. Standards used
for review are as follows:

Access: New sites should have one primary point of access along the roadway and preferably be
aligned with a street or median break. When possible, corner sites should have their primary access
from the minor street.

Use of Alleys: Alleys should be used for secondary access as well as loading when possible.

Neighborhood Traffic: Cut-through traffic to local streets from arterials should be mitigated when
possible. New development sites should be designed to prohibit these movements.

Parking: Use of public parking is encouraged as a secondary means. To the extent possible, new
development sites should have adequate parking on site.

Pedestrian: Pedestrian safety should be maximized by sheltered sidewalks, bump outs at
intersections, and other means as necessary.

Street Operations: Street closures should be avoided unless absolutely necessary as previously
described. When necessary, signage or peak hour turn restrictions should be used to reduce
unwanted vehicular movements. On street parking should be located at least 60 feet from signalized
intersections to allow for separate right turn movements.

Transit: Transit plays an important role in traffic reduction and should be accommodated on the
street with appropriate signage, shelters and lay-bys as possible. When possible, bus stop locations
should be located at the far side of signalized intersections.

Evaluation and Recommended Street Improvements

Section 1 (Reference Figure 8)

* Move the Pace bus stop at the northeast corner of Harlem Ave. and Madison St. to far (west)
side of Harlem Ave.

*  Create a westbound to northbound right turn lane at Harlem Ave (striping).

*  Create bump outs at intersections as depicted on figure.

*  Further study of cut-through traffic from/to Madison Street-Oak Park Avenue, along Carpentet-
Grove Avenues and Monroe-Adams Streets. Possible peak hour turn restrictions using signage
should be studied.

Section 2 (Reference Figure 9)

*  Prohibit parking at least 60-80 feet from the corners of Oak Park Avenue and also Ridgeland
Avenue.

* Move Pace bus stop at the southwest corner of Madison Street and Oak Park Avenue to the far
side (east of Oak Park Avenue). Remove three parking spaces and create bus lay - by.
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* Create bump outs at intersections.

Section 3 (Reference Figure 10)
* Prohibit parking at least 60-80 feet from Austin Ave.
* Create bump outs at intersections as noted on Figure 3.

* Install/construct diverter on Highland, Lyman, and Humphrey Avenues in conjunction with
redevelopment sites. Two-way operations south of diverters should be allowed with access to
east-west alley by local residents. Access to alley should be allowed for redevelopment sites, but
no southbound movements into neighborhoods.

General Recommendations

Street operations are generally very good. Improvements can be made to support further pedestrian
activity on the street. Neighborhood cut through issues should be studied further before imposing
restrictions. Sufficient capacity exists to support new redevelopment. This redevelopment should
occur with sensitivity to the guidelines presented.
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IMPLEMENTATION STRATEGY

Implementation of the Madison Street Plan will involve a wide range of activities including
everything from developer selection for key sites owned by the Village, to additional streetscape
enhancements, to transportation/parking improvements, to business recruitment. Accordingly, a
wide range of skills and resources are needed, as well as a consistent and coordinated effort among
several different and independent entities.

Oak Park is extremely fortunate to have several highly skilled and resource rich implementation
organizations already operating in the community. Unfortunately, these assets are not well
coordinated leading to inefficiencies, redundancies and even competition between the various
entities. What is needed is a collaborative initiative with a single, shared mission in which the skills
and resources of several individually important and valuable organizations can be brought to bear to
ensure the goals and recommendations of the Madison Street Plan are brought to fruition.

The proposed Madison Street Implementation Coalition seeks to include a broad base of individuals
and organizations that have the critical skills and resources necessary to execute the Madison Street
Plan. The following is an outline of the Coalition’s mission and its general organization and
responsibilities.

Mission

To realize the goals of the Madison Street Plan by leading all implementation activities through a
collaborative of organizations and individuals with key skills and resources while providing for a
maximum of transparency and input by the public.

Members

Members should consist of the individuals and organizations providing the key skills and resources
necessary to achieve full implementation of the Plan. Members are in no way expected to act as a
surrogate for direct input by the public but rather are responsible for gathering input from the
community and then crafting appropriate recommendations concerning all implementation activities.
To remain effective and focused, membership should be limited to no more than 11 members, such
as the following:

= Village Staff

* Business Associations

* Private, non-profit community/economic development entities
* Financial Institutions

* Private, non-profit housing organizations

* Neighborhood Associations

Responsibilities and Activities

The Coalition would be an advisory body to the Village Board, as well as the organizations that have
representatives serving as members. Property and business development projects are often complex
and involve complex funding and marketing strategies requiring the participation and resources of
the organizations represented on the Coalition. Consistent with the mission of the Coalition, the
responsibility of the members is to craft an approach to all implementation projects that best utilizes
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all of the skills and resources the members and their organizations have to offer in a comprehensive,
cohesive and collaborative manner.

One of the first tasks of the Coalitions will be to prepare a detailed work plan to focus its initial
efforts based on the top priorities identified in this Plan. The following, then, list is intended only to
illustrate the full breadth of responsibilities and activities that the Coalition may undertake over time,
and as will be needed, to fully achieve the goals of the Madison Street Plan.

1. Advise the Village Board and member organizations on all matters concerning the
implementation of the Madison Street Plan.

Identify potential redevelopment projects covered by the Madison Street Plan and
recommend specific implementation strategies for them.

Coordinate the activities of the member organizations, business organizations, and
developers in connection with implementation of the Madison Street Plan.

Establish committees for the functional tasks and activities related to the implementation of
the Madison Street Plan.

Update and maintain the Madison Street Plan.

Provide regular implementation status reports to the Village Board, related Village advisory
boards, and member organizations.

Prepare and execute annual work plans.

2. Coordinate the developer recruitment and selection process for Village-owned properties
following the adopted public planning process for the disposition of Village-owned sites, as well
as the recruitment and selection of developers for other key redevelopment sites made available
by member organizations.

Prepare draft RFP’s consistent with recommendations in the Madison Street Plan.
Conduct public meetings to gain citizen and business community input on RFP’s consistent
with the adopted public planning process for Village-owned sites.

Prepare and advertise final RFP.

Evaluate developer proposals and recommend one or more qualified developers to the
Village Board or member property owner for selection.

Negotiate the scope and terms of proposed development agreements and make
recommendations on same to the Village Board and member organizations offering
assistance.

Identify key redevelopment sites for acquisition by the Village or other member
organization.

3. Coordinate all business and property development recruitment activities for Madison Street.

Maintain an up-to-date database of all business and property development assistance
programs available in the community and on Madison Street.

Develop processes and strategies to maximize the availability of the skills and resources
offered by the members and their organizations while eliminating redundancy and
competition between them.

Serve as a clearinghouse for those seeking property or business development assistance on
Madison Street.

Assist property owners and interested businesses in accessing all available business and
property development assistance programs.

June 5, 2006 I LY I 27



Village of Oak Park Madison Street Corridor Development and Implementation Strategy

* Identify needed/desired businesses for Madison Street and develop and implement
recruitment strategies.
* Develop and implement an overall Madison Street marketing strategy.

4. Advise the Village Board on needed public improvements along Madison Street.

® Identify needed public improvements on Madison Street and recommend schedules and
financing strategies to the Village Board.

5. Provide on-going forums for two-way communications with all interested parties concerning all
Madison Street implementation activities and needs.

* Conduct regular public meetings and opportunities for input concerning implementation
activities and needs.

* Provide regular written communications to all interested parties concerning implementation
activities.

* Ensure that all implementation activities are transparent and open for review and comment
by the public, while ensuring that truly propriety information of property and business
owners is adequately protected.
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Village of Oak Park
‘ MADISON STREET CORRIDOR
PREFERRED VISION

February 23, 2006

DAK PARK, ILLINDIS

Each table has been provided a map of a segment of the Madison Street Corridor. Working as a

GROUP PLANNING EXERCISE

team, each group should develop a “plan” for the future of the corridor — think about how new

development should look as it is introduced. The maps should be annotated with descriptive text

using the markers provided. Ideas may also be conveyed on the flip-chart boards. Please use
whichever method best communicates your team’s vision for the segment.

Additionally, we invite you to share you individual thoughts on this worksheet and leave it with
us.

Please identify your table number and the segment on which you are working:

Land Uses

Please answer the questions below that relate to land use. Some land uses and specifics that you
may want to address include:

Residential — multi-family or single-family, rental or condominium, etc.

Commercial (as a general land use, not specific businesses — you will have an opportunity to
define business mix below)- office, retail, or service

Mixed-use — commercial below and office above, commercial below and residential above,
some other use mix

Institutional — government, schools, hospitals, recreation, churches

Parking lots/parking structures

Within your segment of the corridor, what land uses would you prefer?

Where in your segment should they be located? Please annotate the map if helpful.
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What land uses would you definitely not like to have?

Business Mix
Please answer the following questions regarding the business mix in your segment.

The following list if businesses may help you to choose, but is not an exhaustive list of options:
retail (national or local retailers), entertainment, personal services, business services, hotel,
professional offices (attorneys, architects, accountants), medical offices, corporate businesses
offices and support, wholesale/warehousing, etc.

What types of businesses are desired in this segment of the corridor?

Where in your segment should they be located? Please annotate the map if helpful.

What businesses would you definitely not like to have?
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Building Configuration and Orientation

How should buildings relate to Madison Street — are they built right up to the sidewalk or are
they setback from the sidewalk to allow wider sidewalks, parking or landscaping? Please annotate

the map if helpful.

Should the development be pedestrian-oriented or automobile-oriented? How is this established
through site design? Please annotate the map if helpful.

Circulation and Access

Should automobile access be from Madison Street, side streets or the alley? Please annotate the map

if helpfil,

Where should the pedestrian entrances to development be located? Please annotate the map if

belpfil,
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Parking

According the Village Zoning Ordinance, new development sites must accommodate the
required parking directly on site. Within these sites, where should parking generally be located?
Behind the building structures, in front, on the side? Please annotate the map if helpfiul.

If there were to be shared parking structures along the corridor, where should the structures be
located — directly on Madison Street, behind the land uses on Madison Street, consolidated with
the development, or all of the above? Please annotate the map if helpful.

Building Height

The current Village Zoning Ordinance limits building height to 50 feet. Is this appropriate?
Should it be modified? How high should the limit be? Feel free to answer in number of feet or
number of stories.

Does your vision for building heights change throughout your segment — is it different for the
north side of street from the south side? Please annotate the map if belpful.
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M MADISON STREET CORRIDOR
2P PREFERRED VISION

February 23, 2006

GROUP PLANNING EXERCISE
Group Mapping Summary
Section 1 — Harlem Avenue to Home Avenue

SE Corner of Harlem
* TFuture hospital development
*  Gateway friendly

NE Corner of Harlem (1)

* Change angled parking to street-oriented — right now parking is inefficient

NE Corner of Harlem (2)
®=  Too much parking
*  Ask Wendy’s to do something nice here

Hospital Street Frontage

* Upgrade athletic facility for better community use
* Community Art Project

*  Windows

* Lesson impact of wall

» Facade upgrade across Madison Street

NW Corner of Wisconsin Ave
® Al’s needs parking solution
* Need parking for restaurant and church

SW Corner of Wisconsin Ave
= Residential across Madison Street

South side of Madison Street-From Wisconsin to Home Avenue

= Keep historical structures

= Continue mixed-use

= Strip mall can go

* Business: Coffee shop, used bookstore, cooking utensils & culinary
* Max 4 stories height

* Improve fagade across the street

Between Wisconsin and Home Avenues
= Ugly gas meters
» Keep historical facades

NE Corner of Home Avenue (1)
* Move 97 to Village Hall
* Redevelop with parking
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NE Corner of Home Avenue (2)

Mixed-use
Commercial 1st Floor
Residential above

3 parcel (north & south side of Madison) possible big statement redevelopment

SE Corner of Home and Neighboring Site

Enhance green space
Redevelop i.e. remove bank
Keep green space

Plaza with restaurant

Max 2-3 stories

Keep setback

Additional Notes

Sufficient gas stations

Need sewer upgrade (sewers a problem on Madison St. — home flooding)
How can hospital garage be utilized for Madison St.?

FLW building about 1 block north of Madison St. on Home Ave.

Need existing parking lot signage & direction one block east of Home Ave.

No big box housing

Section 2 — Home Avenue to Oak Park Avenue

Streetscape Issues

Pedestrian lights
Planters-hanging baskets
Wider setbacks
Benches/seating areas
Interesting lighting
Fountains

Pocket parks

Public art

Curb bump-outs

Redevelopment Sites

Restaurants, cafes

Grocery-high end

Professional offices

Home decorating retail

Home renovation supplies

Performing arts center

50 foot max height both sides

Heights should/could vary between buildings
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» Parking garage behind building on NE corner near Oak Park Arms entrance on Oak Park

Avenue

NE Corner of Home Avenue

* District 97 office building does not fit with Character District #2

* Redevelop with Character District #2

NW Corner of Grove Avenue
®  Public parking to support retail

NW Corner of Oak Park Ave (1)
»  Commercial/retail, office

NW Corner of Oak Park Ave (2)

=  Fountain

SW Corner of Oak Park Ave (1)
®  Retail ground
= Offices above

SW Corner of Oak Park Ave (2)
* Trader Joe’s
* Corner bakery

NE Corner of Oak Park Ave (1)
*  Multiple level parking garage to support commercial
* Institutional or commercial

NE Corner of Oak Park Ave (2)
* Fitness/Children’s Recreation Center with outdoor paths
*  Garage like OPRF behind building

=  Fountain on corner

Carpenter Ave to Oak Park Ave
= Wide setbacks

= Mixed use

= Commercial

= [ake Theater Annex

= Art Films

Clinton Ave Intersection
= Traffic Control
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Additional Notes
* Improved Streetscape
* Pedestrian Friendly

* No more townhome development on Madison — condos (low rise) 40’ max above

commercial/retail

»  Slow traffic on side streets using: speed bumps and other features to slow down traffic

= Move cul-de-sac on Kenilworth on south side of Madison Street
= Like this park! (on SE corner of Home Ave)

Section 3 - Oak Park Avenue to East Avenue

Oak Park Avenue Corner

= REI on first floor with café

= 3 upper floors
o International short term apartment
o Graduate/intern student housing

Euclid Avenue Corner
"  Youth athletic facility and climbing

Mid-Block between East Avenue and Scoville Avenue
= Trage brother annex

Section 4 — East Avenue to Ridgeland Avenue

Scoville Avenue to Ridgeland Avenue
* Dangerous crossings especially Saturday due to delivery

= Better use next to Jewel

Additional Notes
®  More like this apartment building on Corner of Scoville Avenue

Section 5 — Ridgeland Avenue to Lombard Avenue

Ridgeland Avenue NW Corner

* Dist. 97 office and parking structure

*  Keep Billy’s

»  Create garage here and move in car rental

*  Redevelop buildings on north side of Madison Street

Cuyler Ave to Harvey Ave

= Relocate Car-X and Amoco Transmission to Volvo
= Pedestrian scale

= Mixed-use

»  Surface parking

* Home center nursery
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* Friendly
= BillP.

Harvey Ave to Lombard Ave
* Move white roof building on north side of street to better location

Additional Notes
* Preserve or encourage small start-up retail and office space
= All district 97 buildings off Madison

Section 6 — Lombard Avenue to Austin Boulevard

Behind Village Hall
= 2 level lot
= Police on 2nd Floor

Behind Village Hall
= 2-story Police Department (architecture to “fit”, jail & holding areas)

» 2-story/parking
* Redesign basement of Village Hall for storage; offices, etc.

NW Corner of Austin Blvd
* Retail/Office with parking

Additional Notes

= Office, retail,& commercial with parking decks along Madison Street

* Bank owns first four houses on east side of Lyman Ave, and the two buildings on corner of
Humphrey Ave

* Strong lighting/street directed along Madison Street

Long Term Proposal

= Create Program:
o Purchase as they become available, 1 lot on N of alley & 1 lot on S. of alley, the length of
Madison (to deeper lots on Madison)
o Deeper lots = larger retail space; parking space
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MADISON STREET CORRIDOR
PREFERRED VISION

February 23, 2006

GROUP PLANNING EXERCISE

Please identify your table number and the segment on which you are working:

SEGMENT 5 — RIDGELAND TO LOMBARD
Land Uses

Within your segment of the corridor, what land uses would you prefer?

Mixed-use

Parking lots

Commercial

Locally owned retail

Retail

Small business

Insitiutional

AlalalalaININIW

Relocate District 97 to parking structure behind Percy Julian Jr. High

Where in your segment should they be located? Please annotate the map if helpful.

Pedestrian-friendly pockets

Ridgeland & Lombard destination commercial

Major north-south thoroughfares destination commercial

LN PELY PUE N PEEN

Mixed-use in between

What land uses would you definitely not like to have?

Condos

Institutional

Parking structures

Al

Residential

Business Mix

What types of businesses are desired in this segment of the corridor?

Business services

Personal services

Local, independent business

Retail

Office space

== INININ|W

Auto services
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Where in your segment should they be located? Please annotate the map if helpful.

1 Not just at major intersections
1 Retail at light and balance in between
See map

What businesses would you definitely not like to have?

1 Brothel
1 Multi-unit residential

Building Configuration and Orientation

How should buildings relate to Madison Street — are they built right up to the sidewalk or are they
setback from the sidewalk to allow wider sidewalks, parking or landscaping? Please annotate the map if

belpfil,

Varied setbacks

Don't crowd sidewalks
Greater setback toward light
Setback please!

See map

YRR =N 1\ S]

Should the development be pedestrian-oriented or automobile-oriented? How is this established
through site design? Please annotate the map if helpful.

1

Automobile-oriented

1

Adequate sidewalk

1

Variation in setback

See map

Circulation and Access

Should automobile access be from Madison Street, side streets or the alley? Please annotate the map if

helpful.

From Madison Street

side or Madison

Residents don't want overflow of traffic in neighborhoods, especially south

See map

Where should the pedestrian entrances to development be located? Please annotate the map if helpful.

1

Madison Street

1

Major intersections

See map
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Parking

According the Village Zoning Ordinance, new development sites must accommodate the required
parking directly on site. Within these sites, where should parking generally be located? Behind the
building structures, in front, on the side? Please annotate the map if helpful.

2 Variation

1 Front

1 Side

1 Back

1 No parking structures

If there were to be shared parking structures along the corridor, where should the structures be
located — directly on Madison Street, behind the land uses on Madison Street, consolidated with the
development, or all of the above? Please annotate the map if helpful.

2 Madison Street

1 Behind the land uses on Madison Street

1 Consolidated with the development

1 Residents don't want overflow in their neighborhoods

Building Height

The current Village Zoning Ordinance limits building height to 50 feet. Is this appropriate? Should it
be modified? How high should the limit be? Feel free to answer in number of feet or number of
stories.

50 feet is appropriate

3-4 stories maximum

Maybe higher than 4 stories for a major destination
No towers!

Sl

Does your vision for building heights change throughout your segment — is it different for the north
side of street from the south side? Please annotate the map if helpful.

1 Same north and south side
See map
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Development Guidelines

Development Guidelines

The following Development Guidelines are
intended to help protect and enhance current and
future investment in the Madison Street Corridor,
ensure a degree of order, harmony and quality
within the built environment, and to encourage
the development of attractive individual buildings
and projects that together contribute to a unified
and distinct Madison Street Corridor.

Guidelines give developers an understanding of
the Village’s expectations and provide the Village
a framework for reviewing proposed projects.
They are not rigid requirements without flexibility.
They are a flexible review tool aiding in the
design of buildings and sites with the intent to
foster quality and innovation.

The guidelines recognize and support Madison
Street’s “urban fabric.” The historic urban charac-
ter of Madison Street is maintained and strength-
ened by the guidelines. Moreover, the guidelines
reinforce the nature and quality of Madison Street
by calling for new development and rehabilitation
to complement and respect the character of
Madison Street’s existing historic buildings. Older
buildings are treated with respect and as a part of
today’s opportunities.

The Development Guidelines provide a desctip-
tive template for maintaining and improving the
urban character of Madison Street. The guidelines
also provide opportunities for new and innovative
designs. Creativity and flexibility are encouraged
within the parameters of the guidelines, which
reflect the community’s vision for the Madison
Street Corridor.

How to Use this Document

Use this document and the other components of
the Madison Street Corridor Plan to plan, design, and
review development proposals. This document
provides “guidelines” for specific facets of site
and building design. In this document, references
to the “Plan’ refer to the Madison Street Corridor
Plan (2006).
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The guidelines are organized into two major groups
that address “site design” and “architectural” design
elements. Within these two groups there are numer-
ous more specific design element recommendations
each with a definition, an overall statement of pur-
pose for the design element, and a list of appropriate
and inappropriate applications. Often the text is sup-
ported with several example photographs.

These lists of applications are not comprehensive (i.e.
identifying every potential design solution) but are
intended to communicate “appropriate” and “inap-
propriate” approaches to design issues.
“Appropriateness” is based on how design solutions
will support or detract from the goals, objectives, and
the desired design character identified in the Plan and
in the Core Principles of these Development
Guidelines.

Proposed design solutions matching those listed under
“appropriate,” or not listed under “appropriate” but
similar in spirit and performance, will strengthen the
case of design proposals. Design solutions contrary in
spirit and impact will weaken the case of design pro-
posals and may be prohibited.

Design solutions listed under “inappropriate,” or simi-
lar in spirit and impact, will weaken the case of design
proposals and will not be permitted without accept-
able rationale for alternatives that support the goals,
objectives, and desired design character identified in
the Plan and in the Core Principles of these
Development Guidelines.

Visual examples included in each guideline are not
intended to be specific examples that should be repli-
cated. Instead, they are intended to clatify appropriate
and inappropriate design criteria to designers, devel-
opers and the Community Design Commission.

Development Guidelines Checklist

The Oak Park process for design review ensures that
quality projects get built in the Madison Street
Corridor. The Development Guidelines Checklist is to
be used in this design review process.
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Design Review

All new development, additions, remodels and
renovations within the Madison Street Corridor
are subject to design review to determine the pro-
ject’s compliance with the following Core
Principles and Development Guidelines and with
the other components of the Madison Street
Corridor Plan.

The process for design review is based on the
extent of work proposed and whether it falls
under one of the following three categories:

m Exterior maintenance and repair
m Minor exterior modifications
m Major exterior modifications

Projects will be evaluated for consistency with the
other components of the Madison Street Corridor
Plan, the Village of Oak Park Zoning Ordinance,
and these Development Guidelines.

The Development Guidelines are applied during
Village staff review of development applications.
Decisions will be made by staff or the
Community Design Commission to approve,
approve with conditions, or deny a proposal.

Where a project is found to be inconsistent with
the Development Guidelines, staff or the
Community Design Commission may impose
conditions of approval. It may also be determined
that design details or other site factors warrant
project approval without observance of the
Development Guidelines.

For those applications that are substantially incon-
sistent with the guidelines, staff or the
Community Design Commission also have the
option to deny the development request.

The Madison Street Corridor

The Madison Street Corridor Development
Guidelines support and complement the goals,
objectives, principles, frameworks and strategies
described in the other components of the Madison
Street Corridor Plan.
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Core Principles

The following “Core Principles” reflect the most sig-
nificant goals to be achieved within the Madison
Street Corridor and are supported by the
Development Guidelines. Planning, design and review
of future projects should comply with the intentions
of the following “Core Principles.”

Madison Street “Spirit”

Maintain and strengthen the “spirit” of Madison
Street by building on its vital history, playing a role as
a major commercial community thoroughfare, and
serving its surrounding neighborhoods.

Context and Tradition

Utilize the traditional patterns, scale, materials, and
architectural character of Madison Street as well as a
project’s immediate context to inform the character of
new public improvements and site and architectural
design.

Scale

Maintain a scale on Madison Street which is comfort-
able to pedestrians, compatible with its residential
neighbors, and with buildings that have a comfortable
presence on the street. Refer to the Plan and its “pre-
ferred vision” for additional recommendations for
appropriate scale.

Pedestrian Friendliness

Protect and strengthen the quality of pedestrian envi-
ronments including accessibility, safety, comfort, aes-
thetics, public spaces and support of desired activities.

Sustainability and Historic Preservation

Encourage environmentally-friendly site and building
design and management practices throughout the cor-
ridor including the preservation and reuse of existing
historic structures.

Green Space

Encourage the preservation and creation of public
“green space” as well as the interaction of interior
uses with these outdoor spaces.
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DEVELOPMENT GUIDELINES

SITeE DESIGN

Site Design guidelines address the following issues:

Location and treatment of vehicular access
Pedestrian access

Parking location and treatment

Treatment of parking structures

Location and treatment of service areas and utility
equipment

Landscaping

Other landscape treatments

Site lighting

Type and character of site-located signage
Type and character of site furnishings

June 5, 2006
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Vehicular Access and Parking

The following vehicular access and parking loca-
tion guidelines are intended to be used in con-
junction with zoning recommendations specified
in the Development and Implementation
Strategies Component of the Plan. They guide the
configuration of vehicular access drives and park-
ing areas relative to streets, alleys and neighboring
properties.

Guideline

Configure access drives and parking areas in the
Madison Street corridor to maximize the ease of
use and convenience for business operations and
their users while minimizing the negative impacts
of vehicular conflicts with pedestrians, neighbors,
and the experiential quality of these new places.

Appropriate

m For existing properties, where the site area per-
mits, relocate surface parking currently located
in the front to the side and/or rear of the
building. When this is not possible, provide
screening, walkways, landscaping, architectural
features and lighting to make these areas more
attractive and inviting,

m Share parking areas between businesses and
property owners. Link adjoining parking lots to
provide internal traffic circulation.

m In large parking areas, create walkways connect-
ing to the street and/or facility entry.

m Set back any parking area located on Madison
Street frontage at least five feet from front of
the parcel boundary. This setback should
include improvements such as significant park-
ing lot screening and/or amenities.

m Where parking ramps are built, face them with
habitable building area along Madison Street.
Complement the exterior design of parking
ramps with the quality and design of the build-
ings they serve. In all cases, obscure the park-
ing ramp and present an attractive building face
through appropriate facade design.

m Locate access points to minimize effort and
distance traveled for users of businesses.

m Provide access for the adequate servicing of
businesses.

June 5, 2006 i

o m i e B -y - Sy g
e T e T .

e Sl St D L TE Py il
5 T fdte o Jhypieyd (B .f.'
o PR T AN o el s Ba
- Aol bptnbeg miEnd .
G Pkl [ e L

A el ey ]

Inappropriate

Minimize the number and size of access drives
from Madison Street and side streets in order to
reduce conflicts with pedestrian walkways.
Include design features that increase the safety for
the pedestrian at these points of conflict.

m Consolidate and share access drives.
m Utilize side streets and alleys for access drives, espe-

cially for corner parcels.

Create “parking courts” that accommodate on-
street parking on secondary side streets between
Madison Street and the alleys to the rear.

(M)
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m Narrow the width of street surface between
curbs and utilize other “traffic calming” tech-
niques at secondary side streets where the pub-
lic use area of Madison Street changes to the
residential access use of the adjoining residen-
tial neighborhood. Provide clear indications that
through traffic on side streets is discouraged.

m Incorporate bicycle parking areas and bike racks
at convenient locations on-site.

m Provide pathway connections for bicycles
between streets and pathways and bicycle park-
ing areas.

Inappropriate

m New parking access points off of Madison
Street should not be permitted, and existing
access points should be eliminated or consoli-
dated where ever possible.

m No street face of a block should be dominated
by exposed surface or structured parking.

m Surface parking areas are prohibited at corners
unless no other alternative is available.

m New surface parking areas in front of buildings
and with frontage on Madison Street are pro-
hibited.
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Service Areas and Site Utilities

These guidelines describe appropriate locations,
character and treatments of service and utility
areas. (See the Zoning Recommendations section
of the Development and Implementation docu-
ment for vehicular access and parking location
requirements).

Guideline

Locate service areas to conveniently serve
Madison Street facilities while minimizing the
negative visual, sensory and functional impacts, as
well as conflicts with pedestrian walkways and
areas.

Appropriate

m Locate service areas to minimize impact on
views from streets, public/customer usets, seat-
ing, and adjacent residential users.

m Separate pedestrian areas and customer parking
areas from delivery, service and drive-through
areas.

m Screen parking and service areas from view of
Madison Street, side streets, sidewalks and adja-
cent residential properties with decorative
fences, walls and/or landscaped edges.

m Conceal waste containers with enclosures that
complement the colors and materials of the
building it serves.

m Separate mechanical and utility equipment from
customer parking and pedestrian areas.

m Screen roof top and ground mounted mechani-
cal and utility equipment.

Appropriate

Inappropriate

m Service areas on street-side of site and building,

m Utility equipment on street-side of site and
building;

m Unscreened waste containers.

= Unscreened utility equipment within view of
customer parking and building entry areas.

m Prefabricated storage sheds.

(M)
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Village of Oak Park Madison Street Corridor Development Guidelines

Landscaping and Other Site Treatments

These guidelines refer to open spaces between
buildings and their treatment including plantings,
earthwork, landscape structures and paving,

Guideline

Create pedestrian-friendly open spaces that are
functional, visually appealing, and relate well to
building functions. Create attractive landscapes
and screen undesirable views with landscape ele-
ments and treatments.

Appropriate

m Provide amenities in the front yard setback that - S — |‘ o
will enhance the visual and pedestrian-friendly e =
character of the street. Appropriate

m Include walkways in all parking areas to allow
safe pedestrian access to the building entrance.

m Incorporate outdoor gathering and activity
areas consistent with primary building entry
points and ground floor uses.

m Provide access to buildings for persons with
disabilities including ramps, special walkways or
entries. Integrate these facilities with the site
and building.

m Use high-quality paving and structural materi-
als, especially in pedestrian areas.

m Incorporate landscape elements that comple-
ment the character of the building and provide
a pleasing relationship with adjoining properties
and the public sidewalk.

m Use appropriate landscape elements to establish
continuity between buildings and to define the
block face where there are no buildings.

m Utilize decorative fences, walls and/or land-
scaped edges to screen surface parking and
service areas from sidewalks and streets.

m Use decorative materials (such as wrought iron,
brick or stone).

m Plant shade trees in surface parking lots. One
tree per twelve spaces is preferred. Mid-level
plantings and ground cover may also be incor-
porated.

m Use plantings to help define walkways and

entryways.

Appropriate

V)
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Village of Oak Park Madison Street Corridor

Development Guidelines

Use a limited and consistent palette of plant-
ings.

Use plantings to add desirable color, texture,
smells and sounds to a site’s experience.

Use plant materials that, together, provide year
round interest, are compatible with urban envi-
ronments and will maintain their health with
the expected amount of care.

Efficiently lay out parking lots, walkways and
other paved areas to minimize the amount of
impervious surfaces and run off, and maximize
storm water infiltration.

Construct storm water site treatments and
structures that maximize storm water infiltra-
tion and filter run off.

Incorporate rain gardens and bio-retention
basins to collect runoff and filter pollutants.

Inappropriate

Exposed wire fencing (with or without coatings
and slats).

Plant monocultures.

Inefficient parking layouts and hardscape areas
with excessive surface area.

Vegetation that hides signage.

Unpaved walkways.

June 5, 2006
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Village of Oak Park Madison Street Corridor Development Guidelines

Site Lighting and Signage

These guidelines describe appropriate use of out-
door lighting (not attached to buildings) and sig-
nage located on the site.

Guideline

Lighting and signage should serve the needs of
users and owners of the site as well as create a
consistent and appealing visual experience for the
Madison Street Corridor. These standards are in
addition to those contained in the sign ordinance.

Appropriate

m Adequately, but not excessively, light pedestrian
walkways, stairs and gathering areas.

m Incorporate low-level building and landscape
accent lighting;

m Select and locate lighting to complement the
character of the building and provide a pleas-
ing relationship with adjoining properties and
the public sidewalk.

m Select a style of lighting fixture that is compati-
ble with other site design features.

m Use cut-off light fixtures that direct light
downward and minimize spillage onto adjoin-
ing properties.

m Use only one primary freestanding business
sign per site.

m Encourage the use of monument signs for all
freestanding signs.

m Coordinate the design and location of free-
standing signs with adjoining properties and Inappropriate
regulatory signage to avoid visual clutter.

m Utilize sighage material and designs that are
compatible with architectural design character.

m Utlize historic interpretive signage and mark-
ers.

m Utilize pedestrian-scaled signage.

Inappropriate

= High mast lighting.

m More lighting than needed for safety and accent
purposes.

m Large-scale signage, overwhelming to pedestri-
an scale.

s LED, animated, flashing, scrolling, and video
signs.

7 - Ic:ppropriafe
M)
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Village of Oak Park Madison Street Corridor Development Guidelines

Site Furnishings

These guidelines describe appropriate use of site
furniture such as benches, trash receptacles, rail-
ings, etc.

Guideline

Site furniture should serve the needs of users of
the site and create a unified and appealing experi-
ence.

Appropriate

m Match furnishings to be added to the rights-of-
way to those already in use and approved by
the Village.

m Select and locate site furnishings (benches,

trash receptacles, bicycle racks, etc.) to comple-
ment the character of the building and provide
a pleasing relationship with adjoining properties
and the public sidewalk.

m Provide seating for retail establishments and to
take advantage of nearby public places.

m Provide adequate bicycle and moped storage
facilities and locate them near building
entrances in a manner that does not obstruct
pedestrians.

m Incorporate artwork specifically designed for,
and integrated within a site.

Inappropriate

m Residential style and quality furnishings. o
m Temporary lighting, .

m Residential style lawn ornamentation. Appropriate
m Furnishings that are not compatible with those

already in use and approved by the Village.

V)
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Village of Oak Park Madison Street Corridor Development Guidelines

DEVELOPMENT GUIDELINES
ARCHITECTURE

Architecture guidelines address the following issues:

Orientation of buildings on the site

Overall architectural form of buildings and roofs
Building massing

Articulation of facades

Selection of exterior materials and colors
Building details

Character of fenestration and storefronts
Character of building mounted signage

Lighting and equipment mounted on building
Treatment of historic structures

Y
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Village of Oak Park Madison Street Corridor

Development Guidelines

Building Orientation

These guidelines describe the appropriate orienta-
tion of buildings and their entries and activity
areas to the street, service areas and neighbors.

Guideline

Orient buildings to create a positive relationship
to the street. Present the “front face” of the
building to the street and relate the activities of
the building to street activities.

Appropriate

m For sites with frontage on Madison Street, ori-
ent main building entries to Madison Street.

m For sites with frontage on Madison Street,
incorporate entry plazas and other ground level
activity areas and features.

m Incorporate recessed entries to allow for pedes-
trian movement where entrances to new build-
ings or additions are located close to the side-
walk.

m For sites with little or no frontage on Madison
Street, orient the front facade of the building
and the primary entrance to the side street. If
the primary entrance is allowed on the side of
the building, position it close to the primary
street and preferably as a corner feature of the
building;

m For sites with frontage on more than one
street, provide at least one public entry on
every street frontage.

m In buildings without ground floor retail uses,
locate uses on the street side of the ground
tloor that are compatible with a high percent-
age of transparent windows such as customer
lobbies, waiting rooms, offices and employee
lounges.

m Locate additions to existing buildings in order
to bring the building closer to the required set-
backs and minimize gaps in the street wall.

m Locate drive-up facilities so as not to dominate
Madison Street frontage.

m Orient service areas to avoid visibility from
Madison Street and side streets.

= Modify franchise corporate/trademark building
designs to orient appropriate building functions
and facades to streets.

June 5, 2006

Inappropriate

Inappropriate

Orientation of service areas to Madison Street or
intersections.

m Madison Street facade without entry.
m Location of uses on the lower level of Madison

e

Street buildings that are incompatible with transpar-
ent windows.

Entries flush with street facade adjacent to narrow
Madison Street R.O.W. on the west end of the cor-
ridor.

Drive-up facilities that dominate Madison Street or
intersection.




Village of Oak Park Madison Street Corridor

Development Guidelines

Building and Roof Form

These guidelines refer to the overall building form
including that of the roof.

Guideline

Shape building forms to “fit in” with Madison
Street’s existing urban form and character.

Appropriate

m Use rectangular shape for primary building
form.

m Build “flat” roof forms with articulated para-
pets.

= Articulate the top of facades with cornices.

m Integrate mechanical equipment, so as not to
detract from building form.

= Modify franchise corporate/trademark building
designs to fit the desired character of the
Madison Street Corridor.

Inappropriate

Bold geometric fagades.

Sloped roof forms including mansard, shed,
gable and hipped.

Complex building forms.

m Corporate “trademark’ architecture.
Monolithic building form.

June 5, 2006
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Village of Oak Park Madison Street Corridor

Development Guidelines

Massing and Articulation

These guidelines refer to how the exterior of a
building is massed and articulated once its overall
form is established and before it is detailed.

Guideline

Build appropriately scaled massing and suitably
articulated facades. If necessary, break down a
building’s massing to an satisfactory scale with
articulation. Create a visually appealing facade and
balance simplicity with visual interest.

Appropriate

m Differentiate the upper and lower stories of
buildings, especially on Madison Street. Utilize
transparent facades that are interactive with the
street on the lower stories and utilize
“punched” openings on the upper fagades.

m In order to “break up” facades of larger build-
ings and create pedestrian interest at the street
level, vary the building face through the use of
materials and color, small variations in setback
of structural bays, and/or incorporating fea-
tures such as balconies, reveals and stepbacks.

m For new corner buildings, face the street inter-
section with distinctive architectural features
such as towers, rounded walls, recessed entries
or other features.

m Articulate the upper portion of the street level
fagade and use this “band” area for signage.

m Articulate building entries with facade detailing,
change in materials, architectural “frame,”
recession of entryway, ctc.

= Complement the proportion, scale and archi-
tectural details of adjacent historic buildings.

m Respect adjacent residential structures through
the use of appropriate proportions, materials,
colors and other design elements.

June 5, 2006
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Appropriate

Inappropriate
Inappropriate
m Large unarticulated wall planes.
m Large areas of fenestration.
m Strong vertical design elements.
m Projecting wall-mounted mechanical units.
m Balconies not integrated with building facade.
= Enclosed balconies.
m Exact duplication of historic appearance and

details.




Village of Oak Park Madison Street Corridor

Development Guidelines

Materials and Colors

These guidelines describe material and color
selection for all exterior building walls and fix-
tures and their appropriateness to the Madison
Street Corridor.

Guideline

Select materials and colors that “fit in” to the
context and traditions of Madison Street and
work together to create a cohesive and desired
character. Materials should be of high-quality and
contribute a sense of permanence.

Appropriate

m Use brick, limestone and terra cotta as primary
exterior finish materials.

m Use durable, high-quality exterior materials to
convey a sense of permanence.

m Use preferred high-quality materials on all
facades visible from streets.

m Use smaller—scale exterior building materials
and building surfaces at lower levels and areas
of pedestrian contact.

m Use materials and colors that help differentiate
building features such as window and door
trims and cornices, signs, awnings and other
architectural details from the majority of the
building surface.

m Use colors that are compatible with the existing
and historic palette of the corridor (e.g. brown
and cream colored bricks).

m Limit use of accent colors to trim and/or
detailing.

Inappropriate

= Wood shingles, rough wood siding and other
“rustic” materials.

Vinyl and aluminum siding,

Thin brick.

Large awnings.

Primary, bright, high-intensity, metallic and

neon colors.

Bright corporate trademark colors.

m Prefabricated metal and concrete panels.
m Large scale metal siding,

June 5, 2006
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m Obviously false materials and faux finishes.

m Painting, covering or removal of natural brick and
stone.

m Unfinished concrete block and similar exposed
structural materials that are low quality and detract
from the desired character of the corridor.




Village of Oak Park Madison Street Corridor

Development Guidelines

Detailing

These guidelines refer to the more specific design
issues of building detailing and how it affects the
character of the building design and the experi-
ence of the user.

Guideline

Detailing should enhance the building’s form,
style and articulation and add visual interest and
human scale.

Appropriate

m Provide architectural details at the ground floor
to enhance the pedestrian character of the
street. Details include window and door trim,
recessed entties, awnings and/or other features.

m Create a visual termination (such as decorative
cornices, parapets, crowns, medallions, etc.) at
the top of building facades.

m Incorporate other detailing that articulates
“bases” and “edges” of architectural elements.

m Articulate window and storefront trim with
change of material, color or surface plane.

m Utilize “belt courses” and “medallions” of dif-
ferent materials and/or color to articulate
facades.

m Quality design of detailing and use of materials
that will withstand effects of weather.

m Detail all visible sides of the building to com-
plement the front facade.

Inappropriate
m Large wall surfaces without detailing,
m Excessive use of flat, two-dimensional detail-

ing.
m Detailing unrelated to building style.

June 5, 2006
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Village of Oak Park Madison Street Corridor

Development Guidelines

Fenestration and Storefronts

These guidelines refer to the use of fenestration
at the street level and at upper levels and the
“storefront” portion of the street-oriented fagade.

Guideline

Enhance the function and appearance of building
fagades, create a desired transparency of street-
oriented facades, and enhance the overall compo-
sition of a building’s facade through the use of
fenestration and “storefronts.”

Appropriate

m Utlize transparent glazing in all windows,
allowing a high level of visibility from the out-
side to the inside spaces.

m For ground floor retail uses and ground floor
areas without retail use (such as customer lob-
bies, waiting rooms, offices and employee
lounges), devote at least sixty (60) percent of
the street wall area to windows in order to
enhance the pedestrian character of the pri-
mary street.

m For street side ground floor uses that are not
compatible with a high percentage of transpar-
ent window coverage, provide translucent and
spandrel glass windows that add visual interest
to the exterior of the building,

m If awnings are to be used, select canvas type
tixed or retractable awnings.

m Select awnings that conform to the sign ordi-
nance and are appropriate in width to the con-
text of development and architectural features.

m Consider incorporating large café or restaurant
doors that open to the street.

m Select doors with large window areas in store-
front area.

= At upper level floors, devote at least thirty (30)
percent of the street wall area to windows.
Where consistent with the uses behind, such
windows shall be transparent or at least translu-
cent. Where not compatible with the use, such
windows may be constructed of spandrel glass.

m At upper level floors, utilize individual or small
groups of similarly shaped and proportioned
windows in a regular rhythm.

June 5, 2006
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Village of Oak Park Madison Street Corridor Development Guidelines

m At upper level floors, use recessed or
“punched” window openings.
m Utilize a simple palette of window types.

Inappropriate
m Use of excessive signage (paper, neon or
other), walls or coverings in windows that
negate the transparency of the storefront.
Large continuous awnings.
Vinyl or other synthetic fabric awnings.
Backlit awnings.
Continuous bands of windows.
Windows or doors flush with building face.
Moderate to highly reflective glass.
Strongly colored, darkly tinted or reflective Inappropriate
glass.
m Residential scaled and styled windows and

doors at street level storefronts.
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Village of Oak Park Madison Street Corridor Development Guidelines

Building-Mounted Signage, Lighting and Equipment

These guidelines refer to signage and lighting that
is mounted as an integrated fixture of the build-

ing.

Guideline

Signage and lighting should enhance the architec-
ture of the building and function for marketing
and safety needs.

Appropriate

m Use flush building mounted signs, window
signs, externally lit projecting signs, awning
signs and individually mounted backlit letters.

= Neon signage for up to twenty (20) percent of
the window area.

m Integrate signage with building architecture.

m Use durable and long-lasting signage materials.

m Locate signage in “signage band” (horizontal
area at upper portion of storefront) or in win-
dows if appropriately sized.

m Incorporate sign designs, locations and colors
to fit the character of the building,

m Highlight building detailing and signage with
indirect wall-washing, sconce and up lighting-
type fixtures.

m Use lighting to emphasize building entry.

m Screen mechanical equipment from view with
enclosures and materials that are architecturally
integrated with the building,

=

Inappropriate

LED, animated, flashing and video signs.

Internally-lit, plastic box signs.

Roof mounted signs.

Large temporary signage in storefront windows

that reduce transparency to below required lev-

els.

m Signage that obscures architectural details.

m Satellite dishes and antenna visible from
Madison Street.

= Exposed telecommunications equipment.

m Large-scale signage, overwhelming to pedestri-

an scale.

ik | Y |
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Inappropriate
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Village of Oak Park Madison Street Corridor Development Guidelines

Preservation/Restoration/Reuse

These guidelines refer to the preferred treatments of
historic structures.

Guideline

Preserve and respect historic structures and their
desired scale, character, style, articulation and detailing
while adapting them to new uses.

Appropriate

m Preserve the distinguishing features of the original
building — avoid the removal or alteration of his-
toric materials or distinctive architecture features.

m Restore original masonry walls and reconstruct
missing elements such as cornices, windows and
storefronts that were part of the original building
design. If restoration is not feasible, design new
elements to compliment the character, materials
and design of the original building,

m Remove inappropriate elements, signs, canopies,
etc. that cover details and features of the original
building,

m Avoid painting of natural brick or stone when
those materials are in good condition.

Inappropriate

m Removal, destruction or loss of the integrity of
distinctive architectural features.

m Addition of features that do not complement origi-
nal building design.

m Addition of inappropriate elements that cover his-
toric features.

m Harming the integrity of facade materials with
cleaning techniques, painting, etc.

Inappropriate
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Village of Oak Park Madison Street Corridor Development Guidelines

PuBLIC IMPROVEMENTS

Public Improvement guidelines address the more

commonly shared design components of the Corridor
beyond that of private parcel site and building design.
As redevelopment occurs, the Village and developers
should coordinate efforts in order to create functional
and aesthetically pleasing public realm for the
Madison Street Corridor. The Village should develop
a clear strategy for, and palette of, public improve-
ments in order to create a consistent and positive
image for the Corridor and the Village.

m Gateways
m Streetscape
m Crosswalks
| |

Common spaces and amenities

Y
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Village of Oak Park Madison Street Corridor

Development Guidelines

Gateways

The future gateways of the Madison Street
Corridor should be transformed with a combina-
tion of public improvements and the configura-
tions, amenities and building character of private-
ly-owned “gateway” parcels.

m Gateways of the Madison Street Corridor
should signal an important transition into Oak
Park, be welcoming, and represent the spirit of
the Corridor.

Gateways may “frame” Madison Street with
landmark buildings, architectural features at
building corners and/or prominent site fea-
tures, or welcome those entering the Corridor
with the “open arms” of a civic open space
with Madison Street amenities.

Public improvements may include Corridor-
related signage, banners, lighting, symbols, cen-
ter terrace treatment, plantings, public art, site
furnishings and urban open spaces.

Streetscape Treatments

The future streetscape of the Madison Street
Corridor will be shaped with a combination of
the character of the street itself, modes of trans-
portation, signage, parking facilities, streetscape
amenities, terrace and boulevard treatments,
building locations and fagade character.

m Appropriate public streetscape improvements
should serve the needs of vehicular and pedes-
trian users and create a strong identity for the
Corridor.

Consistent wayfinding signage should be used
to increase the identity of the Corridor and its
landmarks.

A consistent palette of site furnishings should
serve pedestrians and be integrated with retail,
transportation and other activity areas.

High quality banners and signage should be
used to keep the appearance of the Corridor

Plantings should be used to provide visual interest,
shade, define the linear character of the Corridor,
and soften the hard character of buildings and
parking surfaces placed with sensitive regard for
business visibility needs.

Crosswalks

A pedestrian-friendly Madison Street Corridor will
require improvements in the pedestrian crossings of
the Corridor.

fresh and highlight Corridor events, history and

character.

June 5, 2006

While Madison Street is a busy community thor-
oughfare, improved existing pedestrian cross walks,
and the strategic location of additional crosswalks
in the Corridor, should provide sufficient pedestti-
an circulation across the street while not inhibiting
its vehicular flow.

Additional crosswalk locations, signage, selected
location of curb bump-outs, pedestrian islands at
medians and stronger crosswalk area surface mark-
ings should all serve to increase the safety, conven-
ience and effectiveness of Madison Street cross-
walks.

Y
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Village of Oak Park Madison Street Corridor

Development Guidelines

Common Spaces and
Amenities

In addition to private investment in site improve-
ments and public investments in its streetscape,
the experience of the Madison Street Corridor
should also be improved by public improvements
in additional common spaces and amenities, some
of which may be located outside of street right-
of-ways.

m Strategically located urban spaces will support
retail activity, provide a venue for special
events, increase street activity and improve the
pedestrian-friendly qualities of the Corridor.

m These spaces may include small hardscape
plazas, small parks and additional site features
such as seating, fountains, public art, etc.

m These spaces should be connected with neigh-
borhood pedestrian circulation networks identi-
fied in the Plan.

June 5, 2006
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Village of Oak Park Madison Street Corridor Development Guidelines

DEVELOPMENT GUIDELINES CHECKLIST

Y
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Oak Park Madison Street Corridor

DEVELOPMENT GUIDELINES CHECKLIST

Project and Applicant Name:

Zoning:

Building Use:

Ofther:

Submission Date:

DEVELOPMENT GUIDELINES

1) Site Design
Vehicular Access and Parking
Service Areas and Site Ultilities
Landscaping and Other Site Treatments
Site Lighting and Signage

Site Furnishings

2) Architecture
Building Orientation
Building and Roof Form
Massing and Articulation
Materials and Colors
Detailing
Fenestration and Storefronts
Building-Mounted Signage, Lighting and Equipment

Preservation/Restoration/Reuse

Applies
Yes No
o 0O
o 0O
o 0O
o 0O
o 0O
o 0O
o O
o 0O
o 0O
o 0O
o 0O
o 0O
o 0O

Complies
Yes No
O 0O
O 0O
O 0O
O 0O
O 0O
o 0O
O 0O
O 0O
O 0O
O 0O
o 0O
O 0O
O 0O
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1. Introduction

The Assignment

The Village of Oak Park engaged a team of consultants headed by Vandewalle and
Associates to create a plan for the continued development of the Madison Street
corridor. Goodman Williams Group, a real estate research firm, has prepared this
assessment of market conditions to provide realistic guidance for development
recommendations included in the plan.

Previous Plan

In May 2000, the firm of Arthur Andersen LLP submitted to the Village of Oak Park a
study of the Madison Street corridor entitted The Revitalization of Madison Street:
Analysis and Implementation. The report has guided significant redevelopment activity
on Madison Street, including the development of a CVS drug store and acquisition by
the Village of properties representing redevelopment opportunities. A key conclusion
from the Arthur Andersen report is as follows:

“Madison Street . . . needs new nodes of investment opportunity (public and
private) with sufficient critical mass to draw new retail and business users.
Once new activity nodes are identified, the strategy needs to be to draw
national and regional credit tenants and users, who bring reputations and
drawing power of their own. New activity on the street will also encourage
existing users to stay and invest in expansions and upgrading of their
facilities.”

For their report, the Andersen consultants analyzed retail supply and demand data, and
tested interest in a Madison Street location among various categories of chain retailers.
Casual dining restaurants, furniture, appliances, drug stores, and some types of apparel
stores were determined to have the highest potential. The current study agrees with
those findings and adds some retail categories that may have potential.

Current Businesses

The addendum to this report contains a listing of Oak Park business licenses with
Madison Street addresses. The businesses have been sorted according to their
Standard Industrial Code (SIC) to give a profile of the commercial makeup of the
corridor. The majority of the businesses on Madison Street are services, including
personal and business services as well as health care services. (These percentages are
based on the number of establishments, not the amount of square footage.) About 22%
of the existing businesses are retail stores and restaurants. A full listing is included in
the addenda, and the table on the following page provides a summary

Madison Street Corridor in Oak Park Page 1
Goodman Williams Group



Madison Street Businesses By Type

Category No. Percent
Retail 22 14%
Auto Related, gas stations 19 12%
Health Services 17 11%
Salons/Barber Shops 14 9%
Finance, Insurance, Real Estate 13 8%
Restaurants 12 8%
Other Services 11 7%
Manufacturing 8 5%
Legal & Engineering Firms 7 5%
Dry Cleaners/Laundromats 7 5%
Construction Businesses 6 4%
Social Services 6 4%
Pet Services 4 3%
Other 9 6%
Total 155 100%
Source: Based on Business Licenses
Madison Street Corridor in Oak Park Page 2
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L. Demographic Overview

Introduction

The map on the next page provides an orientation to Oak Park as it relates to
surrounding communities. Austin, a community area in the City of Chicago, is east of
Oak Park. River Forest and Forest Park are west of Oak Park, and Berwyn and Cicero
are south of Oak Park. The table below shows selected 2000 Census characteristics of
Oak Park and the surrounding communities, with highlights as follows:

e Oak Park has significantly higher incomes than all communities except River

Forest.

e Cicero and Berwyn have large Hispanic populations compared to the other

communities.

e The population of the Austin community in Chicago is predominantly Black.

Selected 2000 Census Characteristics

Population
Oak Park 52,524
Austin Community (Chicago) 117,527
River Forest 11,635
Forest Park 15,688
Berwyn 54,016
Cicero 85,616

Med HH
Income

$59,183
$33,662
$89,284
$44,103
$43,833
$38,044

% White

68.8%

6.2%
86.7%
52.1%
56.4%
19.6%

% Black

22.4%
90.2%
4.8%
30.7%
1.1%
0.8%

%
Hispanic

4.5%
4.1%
4.0%
7.8%
38.0%
77.4%

Source: 2000 Census

Typically, this market assessment would rely on current demographic estimates rather
than 2000 Census data that are increasingly out-of-date. Because the national data
firms such as Claritas and ScanUS use trend analysis, their estimates of population and
household characteristics for communities such as Oak Park may be inaccurate. While
data from national vendors has not been used in this presentation of socio-economic
conditions, Claritas data will be used for the subsequent retail analysis.

Madison Street Corridor in Oak Park
Goodman Williams Group
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Map produced by Goodman Williams Group
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Demographic Changes

The appendix contains a series of maps that show selected socio-economic
characteristics as reported by the Census Bureau for 1990 and 2000. One of the
reasons for this comparison is to confirm that conditions have not changed significantly
since the previous study.

In 1990, 77.0% of Oak Park’s population was white and 18.3% was black. In 2000,
68.8% of the population was White Alone and 22.4% was Black Alone. As shown in
the ScanUS graphics, areas in the Madison Street and Austin Boulevard corridor
have higher percentages of African Americans than other marts of Oak Park, a
pattern that shows little change between 1990 and 2000.

More dramatic changes are seen in the growth of the Hispanic population in Oak

Park. Areas around Madison Street and Roosevelt Road, in particular, have higher
percentages of Hispanics in 2000 than in 1990.

Household incomes remained strong, as shown in the ScanUS map. The table
below provides additional data on income trends, comparing median household
incomes in 1990 and 2000. While incomes can, of course, be expected to increase
in ten years, the percentage change in Oak Park is higher than in surrounding
communities, and the actual increase is also greater than in any community except
for River Forest.

Median Household Income 1990 - 2000 Census

Census Change

1990 2000 Percent Amount
Oak Park $40,453 $59,183 46.3% $18,730
Forest Park $30,572 $44,103 44.3% $13,531
River Forest $62,469 $89,284 42.9% $26,815
Cook County $32,673 $45,922 40.6% $13,249
Cicero $27,170 $38,044 40.0% $10,874
Berwyn $31,326 $43,833 39.9% $12,507
Suburban Cook $41,128 $56,775 38.0% $15,647

Source: Census Bureau

The rates of homeownership have increased in the Madison Street area, primarily
due to conversions of rental apartments to condominiums. Home ownership in Oak
Park increased from 53% to 56% in the 1990s.

Madison Street Corridor in Oak Park Page 5
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1l. Retail Potential

Claritas Data

Many national retailers rely on Claritas data as a tool for selecting store locations. Claritas
compares expenditure potential of households of a selected geographic area with the actual
sales that occurred in that same area. If the expenditure potential is greater than sales, a
theoretical opportunity exists to capture those sales. This situation is sometimes referred to
as leakage, as dollars are leaking out of the local area.

Conversely, if the retail sales are greater than the expenditure potential of households in the
area, the situation may be referred to as inflow, as dollars are flowing into the area. In this
case, the shopping needs of area residents are theoretically being met, and households
living outside the area are coming to shop.

The Claritas data are used for this analysis, with three areas:
e The immediate blocks around Madison Street (7,461 households)
e The Village of Oak Park (22,247 households).

e A larger trade area that picks up portions of surrounding communities (76,850
households).

The addendum includes a summary of selected population and household characteristics of
the three areas, which have some distinct differences. The immediate Madison Street area
is slightly younger, has somewhat lower incomes, and has smaller household sizes than the
rest of Oak Park. Oak Park has significantly higher incomes than the larger trade area. The
2005 estimated median household income in the larger trade area is $47,576 compared to
$69,294 in Oak Park.

Retail Opportunity Analysis

The accompanying hree-page table shows expenditure potential and sales for the three
trade areas. Looking at just the immediate Madison Street area, the data indicate that sales
in certain retail categories are higher than the retail expenditure potential. Madison Street
appears to be drawing shoppers outside the immediate trade area in these categories:

o Automobile Dealers. While Madison Street is no longer the motor row that is once
was, Foley-Rice Cadillac remains as a major presence with significant sales.

e Pharmacies and Drug Stores. CVS, Walgreens, Osco, and an independent drug
store are all found along Madison Street.

e Cosmetics, Beauty Supplies, and Perfume. Two large beauty supply stores are
located at the eastern end of Madison Street, are among the beauty supply stores in
the corridor.

Madison Street Corridor in Oak Park Page 6
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Analysis of the Claritas data suggest retail opportunities in several categories:

Furniture and Home Furnishings show unmet expenditure potential in all three trade
areas—the local Madison Street area, Oak Park, and the larger trade area.

Electronics and Appliances have excess demand in all three of the trade areas. Only
the sub-category of camera and photographic equipment has a surplus.

Building Materials and Garden Equipment has potential in all three of the trade
areas. Large-format retailers such as Home Depot and Lowe’s have an increasing
share of this category. Madison Street has a garden supply store that operates on a
seasonal basis as well as a hardware store that draws patrons from a wide area.

Grocery and Beverage are oversupplied in Oak Park and the larger trade area
according to the model, but the Madison Street area shows unmet demand in this
category.

Clothing and Accessories stores in general are well represented in the Oak Park
trade area, although family clothing stores may have potential.

Sporting Goods, Hobby, Book, and Music. Sporting Goods has the strongest
potential of the various subcategories. Oak Park is well supplied with book stores.

General Merchandise, which represents about 29% of total expenditure potential, is
almost completely absent from Oak Park. This category includes department stores
and warehouse clubs. While demand is strong, very large sites would be required to
accommodate the large formats of these types of stores

Miscellaneous Store Retailers. Office Supplies and Stationery have the highest
amount of available expenditure potential in this category.

Foodservice and Drinking Places. QOak Park is oversupplied with full-service
restaurants according to the model, but the local Madison Street area shows unmet
demand.

Madison Street Corridor in Oak Park Page 7
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V. Retail Overview

Retail in Surrounding Communities

Oak Park residents are likely to shop in a number of retail concentrations located in
surrounding communities, including the following, which are shown on the map on the
following page:

¢ North Riverside Mall, a super-regional center with over one million square feet, is
located at Cermak Road and Harlem Avenue in North Riverside. Traditional
department store anchors include Carson’s, Penney’s and Sears.

e Brickyard Square is located at Fullerton and Narragansett in Chicago. The recently
redeveloped open-air power center has 593,000 square feet of commercial space
and is anchored by Target, Lowe’s, Jewel/Osco, and Marshall’s.

e Broadview Village Square sits at the intersection of Cermak Rd and 17th Avenue in
Broadview. SuperTarget, Home Depot, Marshall’s, OfficeMax, Sports Authority, and
PetSmart anchor the 740,000-Square-foot regional center.

e Cicero Marketplace, located at S Cicero Avenue and 29" Street, is a 500,000-
square-foot center with tenants including Home Depot, Sam’s Club, Target, and
Kroger's Food-4-Less. Just to the north, Hawthorne Works shopping center adds
another 300,000 square feet of retail space to this part of Cicero.

Downtown Oak Park

Oak Park’s traditional downtown is an important shopping destination, representing the
major competitive location for Madison Street. Once anchored by Marshall Field’s
department store and, for a time, configured as a pedestrian mall, the downtown now
continues to see changes and improvements that keep it a healthy shopping center.

Current offerings include a mix of national, regional, and local retailers in a variety of
categories. Old Navy, Benetton, Dress Barn, Mephisto Shoes, Pier One, Gap/Gap Kids,
Claire’s, Borders, Paper Source, Cold Stone Creamery, and Starbucks are among the
national retailers. Regional chain stores include Barbara's Books, Helix Camera, and
Penzey’s Spices. Independent stores are particularly well represented in apparel ad
specialty gifts categories.

The Shops of Downtown Oak Park, located at the SEC of Lake Street and Harlem Avenue,
opened in 1997 with 50,000 square feet. The next phase of the downtown redevelopment,
referred to as the Superblock, is an area bound by North Boulevard, Harlem Avenue, Lake
Street and Marion Street. The Taxman Corporation recently sold their interests in both the
Shops and Superblock to Heitman Financial. The disposition of the Colt Building at 1125
Lake Street will be integral to the redevelopment plan.
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Other Oak Park Retail Concentrations

While downtown Oak Park is the primary retail destination in Oak Park, the Village has other
significant retail/commercial concentrations, including the following:

e The Avenue. Oak Park Avenue as it intersects with Lake Street is part of the
downtown TIF district but considered a distinct shopping area. It includes a
concentration of restaurants, and national and regional retailers include Caribou
Coffee, Great Frame Up, Great Harvest Bread, Logos Bookstore, Oberweis Dairy,
and Wolf Camera.

e South Marion Street, including the intersections with North Boulevard and Harlem
Avenue, is also connected to the downtown.

e Harrison Street Arts District features galleries, dance studios, craft stores,
photography studios, handmade apparel shops, and other arts-themed businesses.

o North Avenue, primarily between Austin Boulevard and Harlem, has a concentration
of professional and personal services as well as some retail stores.

e Chicago Avenue, with key intersections at Harlem and Marion, and the eastern end
of Lake Street have a variety of commercial and retail businesses.

Forest Park

The Village of Forest Park has turned its Madison Street corridor into a main street for the
community. Like Madison Street in adjacent Oak Park, the Forest Park segment of
Madison Street was tenanted mostly by service businesses at one time. Unlike Oak Park, it
has always had bars, and those became one of the catalysts to bring in new restaurants that
helped create a vibrant street. Categories of retailers, mostly independents, include
apparel, bakery, books, florist, hardware, jewelry, records, shoes, and specialty gifts.

Forest Park also has a retail concentration along Roosevelt Road, the location of Forest
Park Plaza. Wal-Mart and Ultra Foods anchor this 324,000-square-foot center.

River Forest

The Taxman Corporation developed River Forest Town Center, a 150,000-square-foot
shopping center at the southwest corner of Lake Street and Harlem Avenue. The 90,000-
square-foot first phase, which is anchored by Whole Foods, was completed in 1994. The
second phase opened in 2002 bringing Linens ‘n Things, Ann Taylor Loft, Chico’s,
Children’s Place, Panera Bread, Harry & David, and Talbots.

Madison Street Corridor in Oak Park Page 14
Goodman Williams Group



Chicago

The eastern end of the Madison Street corridor is adjacent to the Austin community in the
City of Chicago, where the Department of Planning and Development (DPD) is encouraging
new development. Two projects are planned for sites in the vicinity of Madison and Laramie
(5200 west). One will have about 8,000 square feet of retail, a two-story family restaurant,
and a two-story office building. The project will bring an A&W drive-through restaurant and
a Long John Silver restaurant.

The two properties most relevant to the long-term planning for Madison Street are the bus
turnaround on the NEC of Austin Boulevard and Madison Street and the vintage buildings
on the SEC. DPD reports that the CTA terminal property is not currently being considered
for redevelopment.

Retail Sales by Community

The addenda include three exhibits that reveal patterns in retail sales in Oak Park and
surrounding communities. The data are based on sales tax collections as reported by the
lllinois Department of Revenue.

e Annual Retail Sales Tax Collections indicates that Cicero has the highest sales
among the local communities, and Oak Park ranks second. All communities follow
the same general trends over the last six years.

e Comparison of 2005 Sales Tax Receipts. Oak Park is strongest in sales by food
stores; automobile dealers and filling stations; and drug and miscellaneous stores.
While Cicero and Forest Park have high general merchandise sales, Oak Park has
virtually no sales in this category.

e The 2005 data are also presented in the table Comparison of Municipal Retail Sales
Tax Collections, breaks out sales by category for all a communities.
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V. Office Market

Introduction

Oak Park is part of the West Cook submarket, the smallest office submarket in the Chicago
area as delineated by CB Richard Ellis (CBRE). The submarket’s 1.1 million square feet of
competitive office space represents a small fraction of the nearly 100 million square feet of
office space in Chicago’s suburbs.

According to CBRE, all of the office space in the West Cook submarket is Class B or C,
indicating the lack of new construction in recent years. CBRE reports a 16.4% vacancy rate
in the submarket, which compares to the 21.3% vacancy rate in all suburban office space.
Downtown Chicago had a 16% vacancy rate in its 119 million square feet of office space.
CBRE reports a typical lease rate of $29.15 in downtown Chicago compared to $23.75 in
the suburbs.

Oak Park’s major multi-tenant office buildings, which have a total of 685,600 square feet,
are listed in the table below. Most were built in the 1920s, and the newest office building in
this inventory was completed in 1987. According to the Metro-Chicago Office Guide, at
year-end 2005 these Oak Park buildings had a 10% vacancy rate.
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Employment Trends

In 2004, the last year for which data are available, 18,762 private-sector jobs were located in

Oak Park. For the past several years, the number of jobs has changed only modestly, as
shown below.

Oak Park
Private -Sector Employment
Year Employment Change
2001 17,577 -
2002 17,859 1.6%
2003 17,671 -1.1%
2004 18,762 6.2%

Source: lllinois Dept. of Employment Security

Health Care and Social Assistance is the major employment category in Oak Park, as
shown in the table on the following page. Businesses in this category are well represented
along Madison Street, with Rush Oak Park Hospital a major employer and magnet for
related businesses.

The table below shows just the employment categories considered to be office-using.
About one-third of the office-using jobs are in finance and insurance, and another one-third
area professional, scientific, or technical. Employment has been stable, but growth has not
resulted in a demand for significant amounts of new office space.

Oak Park Employment 2004

All Industries 18,762

Office-Using Employment Categories:

Information 545
Finance and Insurance 1,018
Real Estate 451
Professional, Scientific and Technical 998
Total 3,012

Source: Where Workers Work

Madison Street has a number of small office buildings, and office space is also found on the
second level of commercial buildings with ground-floor retail. The Village Hall also houses
office-using employment in the government sector. While Madison Street has a number of
businesses in the office-using categories, downtown Oak Park has the competitive
advantage.
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VI. Residential Market

Housing Permits

A review of housing permit activity reveals that relatively few new housing units have been
built in Oak Park and surrounding suburbs.  The finding is not surprising for mature
communities whose few redevelopment sites suggest a need for new construction. Since
1996, Oak Park has added 180 new housing units. Forest Park has encouraged new
residential development, adding 399 units during the same period.

Prices of Existing Homes

The two accompanying graphs show the median sales prices of single-family and
condominium homes in Oak Park and surrounding communities. In 2005, the median price
of a single-family home in Oak Park was $428,500, which is significantly higher than prices
in all the surrounding communities except River Forest. The median price of an Oak Park
condominium sold in 2005 was $200,500.

New Townhomes

Townhomes are well accepted in the Oak Park market, typically offering a more affordable
alternative to single-family homes. These include:

e Madison Square Townhomes are being developed in phases on a Madison Street
Site between Wisconsin and Home Avenues. The third phase with 10 units will be
available in the fall of 2006 and are now on the market. Four-level townhouses with
3,100 square feet are priced between about $480,000 and $545,000.

e Clarence Square, 1192 Clarence, at Roosevelt Road, offers 18 townhouse units with
2,200 to 2,600-square-foot townhomes for approximately $440,000.

Both Madison Square and Clarence Square are developments of local architect and
developer John Schiess. Another project is slated for a redevelopment site on the SWC or
Madison and Oak Park.
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Condominiums

The Mews of Oak was one of the catalytic condominium developments in downtown Oak
Park.

e The 36-unit Opera Club at 100 S Marion will be completed in the fall of 2006. A
1,817-square-foot unit, for example, is priced at $519,000.

e Regency Club, 150 N Marion is a 58-unit mid-rise development. Prices range
between about $327,000 for a 1,121-square-foot unit and $870,000 for a 2,897-
square-foot penthouse unit.

e The 1120 Club in Oak Park, 1120 Lake, is a 44-unit building that features a 46,000-
square-foot health club with a swimming pool. Units range from 939 to 3,000 square
feet, with prices from about $240,000 to $920,000.

Other Oak Park condominium projects by other developers include the following:

e Kenilworth Square, 413 S Kenilworth, is a new five-unit building. A 2,800-square-
foot unit is priced at $589,900.

e 328 S Oak Park Avenue is a three-unit building with prices in the $600,000’s.

e Tapestry in Oak Park, 515 Harlem, was completed in 2005. Still unsold in the four-
story building is a top-floor unit priced at $360,000. Recently recorded prices range
from $300,000 to $365,000.

In Forest Park, The Residences at the Grove by Focus Development will include 140
condominiums and 60 townhomes on a six-acre site. One-bedroom condominiums range
from 690 to 970 square feet and have base prices between about $177,000 to $242,000.
Two-bedroom units are about 1,000 to 1,400 square feet, with base prices from $226,000 to
$353,000. The typical base price per square foot is $244.

Rental Apartments

Many landlords are of the opinion that the rental housing market is soft, with some vacancy
problems and stagnant rents. While several large-scale rental buildings are underway in
downtown Chicago, the southwestern Chicago area has seen few market-rate rental
projects in recent years. Among the contributing factors are the low interest rates have
helped turn renters into homeowners, and the Cook County property tax that adds
substantially to the cost of operating apartments.

Euclid Commons, a development of Focus Development and the Taxman Corporation at
Lake and Euclid, provides three stories of rental apartments over ground-floor retail. The 27
one- and two-bedroom apartments rent for roughly $1.80 per square foot. The rental
apartments are part of a mixed-use development that includes condominiums, townhomes,
retail, and parking.
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VII. Hotel Market

Oak Park Hotels

The Carleton Hotel with 154 rooms is the largest hotel property in Oak Park, followed by the
Write Inn with 65 rooms. An analysis of the 4% hotel tax collected by the Village shows that
the Carleton accounts for about 72% of sales and the Write Inn contributes about 23%.

Four B&B properties, together, account for the remaining 5% of hotel taxes. The
accompanying graphic presents data on hotel tax collections, which can be generally seen
as a proxy for hotel rooms sold. Two of the trends revealed in the data are as follows:

e Hotel-room demand is slowly recovering from the impact of the downturn in travel in
late 2001.

¢ Demand has seasonal patterns, with early summer and fall as the strongest periods.
This pattern suggests that seasonal tourism, rather than business travel, is the basis
of demand, a characteristic that is a detriment to attracting new hotels to Oak Park.

Hotel Submarket

As shown on the accompanying map, Oak Park hotels have limited competition from nearby
communities. Oak Park is between the numerous hotels in downtown Chicago and the
hotels about five miles to the west that serve O’Hare and the Western Suburbs.

Smith Travel Research prepared a report of market conditions in the Oak Park area for the
Oak Park Area Convention and Visitors Bureau. Their November 2005 analysis of the
market is based on 34 properties with 3,010 rooms located in selected zip codes. The large
majority of the hotels in the Smith Travel survey are in Franklin Park and Schiller Park, two
locations that benefit directly from their proximity to O’Hare Airport. Highlights of the data
include the following:

e The occupancy rate over the last 12 months is 66%. Occupancy rates for the first 10
months of 2005 indicate that the 61.2% annual occupancy rate of 2004 will improve
significantly in 2005.

e Both the average daily rate ($70.88 in the last 12 months) and revenue per room
available are below pre-9-11 levels.

e The two Comfort Inns that opened in 2000 and 2001 in Franklin Park and Schiller
Park are the newest additions to the supply.

The potential for a new hotel in Oak Park can only be determined by a full market study.
Such a study might estimate the ability of Oak Park to increase demand through an
expanded convention and meetings business, for which it now has very limited capacity. If a
new hotel could be supported, the best sites are likely to be those near the downtown, with
direct CTA transportation to downtown Chicago, or with visibility along the Eisenhower
Expressway.
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Conference Space

None of the conference space in Oak Park was designed to accommodate the requirements
of most of today’s meetings and conferences. The table below lists the choices in event
spaces in Oak Park.

Meeting Spaces in Oak Park

19th Century Club  Dining room seats up to 100 and auditorium holds 400.

Arts Center 700-seat auditorium, reception lobby, dressing rooms, and
meeting rooms.

Carleton Hotel Four functions rooms with a total of 5,225 square feet; largest
space accommodates up to 200 for a reception.

Historic Pleasant Landmarked mansion hosts weddings, meetings, and other
Home events.

Oak Park Private parties can be held in Rubinstein Room.

Conservatory

Cheney Mansion 12,000-square-foot mansion available for events.

Scoville Square Prairie-style building includes conference room that can be
rented.

Source: Oak Park Area Convention and Visitors Bureau and Goodman Williams Group.

The Convention and Visitors Bureau also refers meeting planners to spaces in:
e Brookfield Zoo and Maywood Park Race Track located in nearby communities.
e Hotel facilities in other communities.
e Concordia and Dominican Universities in neighboring River Forest.

e A cooking school on Madison Street in Oak Park.
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Generators of Demand

Oak Park is positioned to capture demand for hotel rooms from a number of sources:

Overflow from downtown Chicago hotels, which can be fully booked, particularly
when large trade shows and conventions are being held at McCormick Place.
Downtown Chicago is about nine miles due east of Oak Park.

O’Hare travelers, particularly those doing business in downtown Chicago or the
Western Suburbs, seeking an alternative to the hotels right around the airport. The
drive to O’Hare is about 19 miles from Oak Park.

Meetings and conferences, particularly from groups interested in the cultural
offerings in Oak Park.

Tourists attracted by the museums and historic tours in Oak Park, including the
Hemingway Museum and the Frank Lloyd Wright Home and Studio.

Visitors to local businesses and institutions such as Rush Oak Park Hospital, the
Universities in River Forest, and Loyola medical complex in Maywood.

Local residents’ family gatherings and weddings.
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Addenda

Table: Madison Street Businesses (from Village Business License data)

Maps Comparing Selected 1990 and 2000 Census Characteristics

e Age: Median Age, Percent of Population Over 65

e Race and Ethnicity:

African-American Population, White Population, Hispanic
Population

Household Characteristics: Median Income and Homeownership

Maps Showing the Three Trade Areas

Population and Household Profiles of Madison Street, Oak Park, and Trade Area

Sales Tax Data
¢ Annual Retail Sales Tax Collections
e Comparison of 2005 Sales Tax receipts

¢ Municipal Retail Sales Tax Collections



sia|ea oIy pasn ¥ MaN
slg|eag olny pasn ¥ MeN
uonels seo

uolne)s seo

uonels seo

[2Jeddy suawopp

al0)1g a0ys

alo)g aoys

sol|ddng % sjed MaN ony

80IAI8G 9oUs|NqUIY

sdousjuno) suolg deog
Bunuud |eniswwo)

sawel JOI R 8in}old Wwoysn)
*0]9 ‘siazljadde/salAnao,p SIOH
sjonpold Aleuoijosjuo) % Jebng
snjeleddy |euisnpu| |eo1}09|3
Buiyjo|D aui4 S,UsWOA)

Buiquinid

Burioo|4

Buljepoway

UoI}ONJISUOY) |BIDIBWILIOYD
uononJsuo) Ajiwed-n\

¢ Aiobajen

9 4o | ebed
SUOIB]}S 92IAIBS Se9) R Ssl9|ea( ony
SUOIIB)}S 92IAIBS Seo) R Sslg|ea( ony
SuolelS 92IAIBS SBeN) R siajeaq oy
suolelS 92IAI8S SeN) R siajeaq oy
sSuole1S 92IAIBS SBeN) R siajea oJNy
A10ss800Yy ¥ |aieddy
A10ss800Yy ¥ |a1eddy
A10ss800Yy ¥ |aieddy

Ja|ea sonayisoid
sued aAnowolny

AN suonesiuNwiwo)
‘suel| JabBuassed uegingns R (2007

sossouIsng 1o8.ijS uosipeyy

ou| oe||IpeD 8d1Y-Aajo4

sie) uodw| Aiunos ¥ uMo |
ME\ P00 @ SeD 3S/SeD L00Z
uopesodio IO obyD/eyelN
ou| ‘ejela)] :000Wy

uolyse salpeT s,auuy
s,eusen

1004 s,818|yY

SON8Y1S0ld SSalIS B Yo8yos
SAIJOWOINY/oAOWOINY VAN L

suoIe2IUNWIWOY 8|ge) 1SeoWo)
uoneuodsuel] souelnssy pidey

L.
114}
¢e9
106
L0C
12°]
c06
14
ey
3477
LEY
opel] ajesa|oymp
0¢8
8¢¢

s92IAI8g Alejiueg puy ‘ses ‘oLI309|3 ‘suoljediunwiwo) ‘uoneyodsuel |

S]ONpoId 818Jou0) B ‘sse|9) ‘Ae|) ‘auolg
Bulysiignd g Bunuud

Bulysiiand g Bunuid

SeJNniXi4 9 aJnyuin

S10NpoId palpury %@ poo4

S10Npo.d palpury %@ poo

swdinb3 |eolos|g JaylQ @ 01U0JI08|T
s10Npoid paysiul4 JayiQ ¥ |eJeddy

slojoesjuo) spel] |eloadg
slojoeljuo) spel] |eladg
UoIoNIISUOY |enuapIsay
slojoesjuo) Buip|ing |eleusn
slojoesjuo) Buipjing |eJsus9g)

Z Mobajen

sn|d aueld
UL Y2IND 8oUBAPY

09 Bunuud Biaqualg 3 O

S JoJoueg/esnoH aweld 8y
80IAI8SP00 JBIDWOoISN)

ou| se)eloossy ¥ uelbeyes
09 2l08|3 uebay

9s0y auljoie)

uonoNJJSU0D 9 9
Buiquin|d JouAed] -}suyo|io
sasudiajug epel

JSUOD UBSHI9aIH B|9aI-UOA
uonoNISUOD M H ‘PPoL

oU| ‘uoljoNJISUO) Jed

awepN ssauisng

608
006
149"
0001
80¢
174"
100l
L.
Bunnjoejnuely
49"
L9
oLy
608
8¢
€0g
uoloNIISuU0)

WwnN s JIS

sassaulsng }9a1)g uosipep



ley
99JJ00/S8YdIMpPURS
sary

euszzid

euszzid

eluszzid

Jjoag uelje)|/ezzid
ueodIXa|

100} Jse} siabinquieH
POO} JSB) USYDIYD
POO} JSB) UBYIYD

asipueyoJiaw pasn

910]}S S2I1U0J}109|]
910}S S21U0J}109|]
soaoe|dali4
A1so0ug

1990195

Aioyeg

Ki900195)

Ajddns uapuieb ‘AiesinN

¢ Aiobajen

9 Jo z abedq
jueine)say
jueine)say
1ueine)say
jueine)say
ueinesay
jueinelsay
jueine)say
jueineisay
jueine}sey
1ueinelsay
Jueinelsay
uoneledald poo

snoaue||99sI
2101 alemp.eH
sBulysiuing swoH
sBulysiuing swoH
sBulysiuin{ awoH
S8101g P00
S8101g P00
S8101g po0-
$8101G po0-

910]S P00 @dualUsAUO)

aloisbniqg
aloisbniqg
aloisbniqg
aloisbnig

Alddng uspJes) ‘esempieH ‘sjeusiel 6pig

sjonpoud Aineag
sjonpold Aineag
sjonpold Aineag

Z Mobajen

sossouIsng 1o8.ijS uosipeyy

jueineisay ley] ewey
ou ‘U S|V

dld L # s,uosuiqoy

ezzld s,ouig/bopioH 0} dol
ozze|ed ezzld

ou| BuUBZZId S,BU09T

uosIpel\ Uo SYOIN

JuBINE]}SOY UBDIXS|\ 0ZOgay MON
s,pleuodoN vdaQ 09 bunesado HAM
BZZId/usMoIyD pali4 Axonjuay
uayoIyy pali4 s,ahadod

ou| Buusle) yonQg an|g

4397
0oLt
06
cel
143
818
0ee
oLLL
LLL
9l€
0L9
06

syuawysijqe)s3 Bunjuuq pue Bunes :jejay

ureby 3| oQ sjo7

(3segyoq) plempleH Jsuyo|io
/9G9# Yoeys olpey

Jadaag pue 0apIA Yied e
aA0)S R doe|dall4 sadAy Yy
ou| Joxte\ 14 sAg
88Z¢c# poo4 |omer

saye) pue Aieyeg s,Aine
910]S po04 |ejualLQ s|awey
UaAs|3-,

/G /| # susalblepy

sJeag

88ze# 210)S Bnig 00SO

cole# Aoewueyd/SAD
ou| ‘S92IAIBS pueT luelep

Alddng Aineag usanpd
Alddng Aineag au01g-y
ou| ‘S}oNPOoId UOAY

6l€
€Lg
1439)

9¢
144°]
00v
8¢y

¢l
[A%¢)
13
9l6
108
8¢y
145
62¢

147

0¢
906

SWeN ssauisng wn\ ‘1S

irejsy
JIS

sassauisng }99.1}S UOSIpe



[ejuay Jey Jabuassed
|ejuay Je) Jabuassed
ysemie)

Buises Je)

Buises| Jen

Jleday olny

Jleday olny

Jleday olny

Jleday ony

Jlleday ony

Jleday olny

Jlleday oiny

Jlleday oiny

Jayesy |
ssaul{ [eaIsAud

Sy [eruep

dnolg Ajeay

dnoug) Ajeay

dnoug) Ajeay
Auedwo) asuelinsu|
Auedwo) asueinsu|
abueyox3 Aouaiin)
abueyox3 Aouaun)
abueyox3z Aouaun)
uolun ypaio

jueq

jueq

jueq

¢ Aiobajen

9 Jo ¢ ebed
Bujed ¥ ‘sadinieg ‘dieday ony
Bued ¥ ‘sedlneg ‘lieday olny
Bunjed ¥ ‘saolnieg ‘ieday ony
Bunjed ¥ ‘saolneg ‘lieday oiny
Bupjed ¥ ‘sadlneg ‘dieday ony
Bujed x ‘sadlnieg ‘dieday ony
Bupjed ¥ ‘saolneg ‘lieday ony
Bupjed ¥ ‘saolneg ‘lieday ony
Bujed ® ‘sadlneg ‘dieday oiny
Bujed x ‘sadineg ‘dieday oiny
Bupjed ¥ ‘saolneg ‘lieday oiny
Bupjed ¥ ‘sadlneg ‘lieday oiny
Bupjed ¥ ‘saolneg ‘lieday oiny

uonealIoay pue JuswasnWY
uonealoay pue Juswasnuy
uonealoay pue Juswasnwy

ajeis3 |eay

ajeisJ |eoy

ajeis3 |eoy
Auedwo) aouelinsu|
Auedwo) asueinsu|
abueyox3 Aouaiin)
abueyox3 Aouaun)
abueyox3g Aouaiin)
uolun JIpaid

jueq

jueg

jueg

Z Mobajen

sossouIsng 1o8.ijS uosipeyy

Jed e uay zueH
Jen-y-uay asldisyug
Buijeyeg oy A3 JojoN
NOBINM-Y-IUSY

ou| ‘wesAg JeD e Jusy jebpng
agn Agir

80IAI8S OINy p8jepljosuo)
soud Apog

JBIPNN X-18D

Ju| uesuBWY ODYVY

SIOJO|\ UO}|91S

yon|n xR ayelg a1elnodoy
suoissiwsuel| ODNVYY

siohe|d abe|In
Adelay] |eaisAyd Abayu|
Awapedy suy [emey AIOJIA

09 AQjeay s,ydinpy

Ajjeay suiyy

ou| Ajjeay pJo-

aouelInsu| OOYVYY

Auedwo) aoueinsu| aye}s||y
Aouauing ied YeQ-uosipep
abueyox3g Aouaiing unsny-uosipe
abueyoxg Aoualiny walleH uosipep
uolun Hpaliy |eloueuld sduel|ly

VN 8uQ ueg

died YeQ jo yueg jsii4

died YeQ jo yueg jsii4

629
L.
9lg
€Le
1424
ccll
¢col
¥06
004
6vS
0cs
5147
LLE

oLoL
G09
G001

69
144
47"
19474%
LY9
G08
[4
yA4A"
(40)5
008
8¢
Ll

S9JIAISS

ajk)s |eay ‘@oueinsu| ‘eoueul

SWeN ssauisng wn\ ‘1S

JIS

sassauisng }99.1}S UOSIpe



sisAlelq :seydsoH Ajeloadg
Aneipod

92O [edIpsy
92O [edlpsiy
9OUIO [edIP3IN
92O [edlpsiy
92O [edIpsiy
92O [edIpsi
92O [edlpsiy
92O [edIpsiy
ale) yjesH swWoH
IsiusQ

[eyueQ

|eyusQ

|elusq
onoesdodiy)

ain}o8)yoly adeospue]
Buliesuibug

S90IAISS [BIN}O8)IYDIY
JUBJUNODDY

Buiaug :jooyos

uolje|[ejsul JoLIW pue sse|)
Buneoldng/buiAdooojoyd
sa0I1nI8S BuisiueApy JoopinQ
uoledIUNWWOY) ssauisng

¢ Aiobajen

9 Jo  8bedq
S92IAISS Y)leaH
S92IAIBS Y)|eaH
S92IAI8S Y)|eaH
S92IAIBS YleaH
S92IAI8S Y)leaH
S92IAI8S Y)leaH
S92IAISS Y)leaH
S92IAISS Y)eaH
S92IAIBS Y)eaH
S92IAIBS YleaH
S92IAI8S Y)|eaH
S92IAIBS Y)leaH
S92IAIBS U)|esH
S92IAISS Y)lesH
S92IAI8S Y)|esH
S92INIBS Y)|eaH

1B\ ‘yoleasay ‘B1ooy ‘Bibug
16\ ‘yoleasay ‘B1ooy Bi6ug
16|\ ‘yolessay ‘B1ooy "BiBug
16|\ ‘yolessay ‘Brooy "6i6ug

S90IAISS [euOl}eoNp]
S90IAISS [euol}eoNp]
S90IAISS |euOleoNp

S90IAISS Ssauisng
S90IAISS Ssaulsng
S90IAISS ssauisng
S90IAISS Ssauisng

Z Mobajen

sossouIsng 1o8.ijS uosipeyy

Jajuag sishjeiq sed ¥eo N4
S90 10 JBJUB)) S8k

aud ‘zejezuos) "y J0108H IQ
Od ‘A 110osu@ 3 AoueN

d AV V pewweyniy

AN sWel|jip aoer

dw neyg eusjoAr Q

ai 1eddeyd g auuod

olulD [edlpa

181Ud)) |B2IPBIN unsny eAen
ou| ‘sueldisAyd sawoH ueqin
P¥1SaQ ussueH 4 Haqoy
Jajua) |eluaq ueqingns 1sapA
Sad Yol uiep
S9]eI00SSY R BunoA 1Uo| "I
3N uoney|iqeysy died XeQ

ou| ‘sajeloossy ubisaq ejfn
uonesodion ABiaug |eisuss)
109)1Y2Jy yosay Aeer 043
sojeloossy buiwwa|4 Y 7

/6 18I uoieonpd Jo pleog
/6# uoneonp3 Jo pJeog
|ooyog BuIALg pJemoH

JOMIN @ SSEe|D Mied JeQ
ou| ‘aloys Bunuiud syl

ubls v sl

suoneduNWWwo?) yuomabpapn

€eL
€col
(0]
009
8¢¢
8¢
(0]
(0]
[4%¢)
9g
801
423
130)°
(0]
L9
(40]5

cly
0ec
144"

144

096
[27°]
GlLe

6701
129
1432
L08

SWeN ssauisng wn\ ‘1S

S991AI9G

JIS

sassauisng }99.1}S UOSIpe



jewoupune
jewolpune]
jewolpune]
siaues|n AiQg
sisues|n AiQ
sisues|n AiQ
sisues|n Aig
Buijjesunod 181q
uojeg Ajneag
doyslagleg
doyslagleg
doyslagleg

[ejusy O8PIA
slajiog

Jieday uoIsIng|a |
Jieday ainjuing/Aleisjoydnay
Buipieog 194
ueleulId}a
ueleulId)o N\
uelBuLIB}o A\
Buippaiys

olpnis Buiplooay
UHWS®O0T

uoneziuebio snoibijay
uoneziueblo |eonijod
S901J0 MeT

SO meT]

SO meT]

¢ Aiobajen

9 jo G abed
S9JIAISS |euoslad
S9JIAISS |euoslad
S90IAISG |euOoSlad
S9JIAISS |euosIad
S9JIAISS |euoSIad
S90IAISG |euoslad
S9JIAISS |euosiad
S90IAISG |euoslad
S90IAISG |euoslad
S9JIAISG |euoslad
S9JIAISG |euoSlad
S9JIAISG |euoslad

$S.1N)01d UOIO\
S92IAIBG Jleday OsIN
S80IAISS Jleday osI

90IAI8G Jieday snosue|@osIp

S92INIBS "OSIN
S92IAISS OSI\
S92INIBS "OSIN
S92INISS "OSIN
S92INISS "OSI\
S92IAISS OSI\
S92INIBS "OSIN
uoneziuebiQ diysiaquis|y
uoneziuebiQ diysiaquiap
uoneziueblo diysiaquis|y
saoIneg |ebo
S9oIAIBS [Bba]
saoINIeg |eba

Z Mobajen

sossouIsng 1o8JjS Uuosipeyy

usep paads |-N-1

Usep pooyloqybieN ed e
Jewoupune yled 3eQ
sisues|n Aiqg Agny

siauea|) Ajod

siaues|D r9 d

sJaues|) 93l YeQ

BolBWY YMLON sJaydiepn ybiapn
uojes pawyy

doys Jaqueg jusoliubey
doys Jagleg syuel

(yueoep ) doys Jequeg s,qog

O3pPIA UOSIpE

09 J9jlog AueH ‘yinuuedg
AL uosiead

Aisysjoydn ay3

ou| |9J0H s,oMIdS

[E}IdSOH |[ewiuy je)s alleld
|eydsoH [ewiuy Yied YeQ
yied yeQ jo Aouabisw3 jewiuy
210)S Buippaiys ayL

olpn}g Bulpioday dnels oN
90IAJIDS YHWISHO0T MOLIY
gn|D sus\ Aisouey)

yoinyo uensuyy diysmojie4
3ied yeQ Jo Aued onesoowa(
sAaulopy ‘sobueiq [eZo|
S9]BI00SSY pUB SB2IO MET
Jawled Aola/ Aeis r epus|9

148
8¢¢
144°]
G0g
009
8¢¢
Llc
6101
8
c0¢
8¢l
4%

009
¥9¢
(4]
€€9
Gcl
€Lot
cve
€09
2001
Ly0l
(T4
L001
oLLL
90¢€
19
801
144

SWeN ssauisng wn\ ‘1S

S991AI9G

JIS

sassauisng }99.1}S UOSIpe



9 jo 9 abed

sossouIsng 1o8.ijS uosipeyy

S8SU80IT SSauIsng Yled YeQ Uo peseq dnois) sweljjij UeWPOOL) 89IN0S

geysy |euoneoo/Buluiel; qopr
Buljesunon 8ous|oIA onsawo(
°Jed pIIyo
9JeD PIIYD

81e) pIyo
S92IAIBS a1e) Aeq ynpy

uonesedaid uinjal xe |

uojes
uojes
uojes
uoles
uoles
uoles
uojes
uojes
uojes
uofes [leN

¢ Aiobajen

S82IAISS |el00S
S82INISS |el00S
S82IAISS |Bl00S
S90IAISG |BI00S
S82IAISS |el00S
S9IAISG |eI00S

S82IAISS |euoslad

S92IAIBS |euosiad
S92IAI9G |euoslod
S90IAISS [euoslad
S90IAISS |euoslad
S90IAI8G |euoslad
S90IAI9G |euoslad
S92IAI9G |euoslad
S92IAISG |euoslad
S92IAI8G |euoslod
S90IAI9G |euoslad

Z Mobajen

K8100g |eag Jeise]
uuj s,yeles

Juswdojaaa(g g 81eop|iy) sjed
aleokeq sbuluuibag s

HElS pesH slied ¥e0 Y30
|| J8)UaD 218D ¥o0Y PIOS

ou| ‘sesndiaiug Yoo|g ¥ 9 H

uojes Aineag uoiNjog auey

doyg Buipresg ey
uojeg JieH esAe
uojes JieH adAH
ubisaq JieH dissoo

Buipieig JieH s,eloq

Buipreig JieH enisy

anbnnog snid sse|D
P11 Ayseuhq ey seishiyo

SIIEN A 71

0cl
L0l
0colL
LY8
144
8¢¢

89¢

47"
oLl
00€
LLE
609
1448
0lL6
0ocl
60€
L0G

SWeN ssauisng wn\ ‘1S

S991AI9G

JIS

sassauisng }99.1}S UOSIpe



T [ iﬁ I e e e i == T _ ! _ =
; __ _, izat+002c [l __ tegh 0022 [l
- ] kI\— (shooze-oose [ —— we (beh oo 26 - oorse [
A_vl [EL) D0'SE - 00'TE I_rl (14 DO'SE - 0OTE i
i — (£S) DO'ZE - D0'0E ) = _ = (ss)ooze-o00E | ]
|1 (42} DO'OE - 0BT - L T (D) DO'OE -« 006
P l£g) 05T - 00'LT .\_\1 F __ I My (05 00'6E * 00°LT
L1 ] 4 (5P} 00 LT - 00'ST LT ] o _ 1 (59} 0042 - 00°ST
—_— (LEr s - 000 S tzeloorse - Loo [l
T Y 0 — TR O |
SNIUFIS GOIZT “SPLDIIN SNyueag gorEs spegooiy
puaba puabaq

Siaiad) il Eiaiane i
_ [ K e ]

?
?

| o

Mz

EEE AT
" r
i

_—‘_Fl___

ESEsutm
7 -
e B o
I

aby ueipel 0002 aby uelpa\l 0661



_ [] _ _ _l CL T T 1 | ]

_ _ _. ._I_. __ __ l_ zehvoen [l _ _ _. - (st «ooas [l
I — (rzroes -oee [ (vl ooal - 00wl [

l_u\ LY OEL -0 LL __ ._ (FFh 0P L =00 LE

_.ll__|_|_|_l|_l._- = - (pLhoeL-og I {Zatoo e -00E

~—al o
LA 1 EFI0E-0L [ (ez)ooe- 0oL
_\\ﬂ F M, lBEI0s-op \_\ﬂ __ , loF) oL - 00R
y —— . y ] “

- _ B tsioe-or - B (199009 - 00F
== = fovtow-oo — I fe¥) oo 000
i — T o —_ TS TS OO 0

== SNIUEIS gonEE spuocoy | SNIURIZ CORZE “SPUDOIoNY
u puabaq H ] puaba
| | n =
_"_:q LIS IYE m _"_"u LOSID m
ﬂ ,
N,
[l [~ I8 ] |
_—
i ——— pam e IR

[T __ | | ___
| i_xmqnx_.EH _
i R
R T e
i g oo

abejuaolad Aq 59 18AQ uonendod jyied 3eQ 000Z abejuaslad Aq g9 1aAQ uone|ndod yled Y0 0661




s +00oz [l iek1 »000r [l
(b ooz -oose [ (zzh ooz - oose [

__ (51 0051 - 00rok H (pF) OG- 00°OL

T 1 = — ¥l ool - 00 # 1 ! {9 QoL - 005

_ ol "~

[ 1] aal : oooos ooz ] [ (TF 005 00T

._\\d\ F __ I_ ] (E5) 00T - 00k H .\\ﬂ F (ZEh 0T - onk

1] r _ (Bl oL - 005D o (FENODL - 005D
- = (58 0050 - con o [ == — {rzh) o050 - 0000

— i wrow) gy ks sed Apsuag 1 L_| {snow) gy b sed Apsuag
TS D TR 0

a_n — SNIuEag o0Es spegaany || .ﬁ SMJURIS GOBEE “SPISDOIONN
puabaT puabaq

i , aaasies T

I

afiejuaalad Ag uonendod uealawy UeaLy Jied YeO 0002 abejuaslad Ag uonendod ueauawy uesuyy YJed Ye0 0661




£||_lt_|.l| ] __ _, T _ prp—

{sebooe - oom I
I._. ISLhorog-orss
IE2h0rgs - 0°05
- — 159005 - sl
\\\ (BT 0GL-05
tglos-0L
fggl gL =00 .
TN S O
SN0 SOOI SPIIDInIY
_ puaiiaq

[ 1] m

T
{
I

i

abejusaiad Ag uone|ndod ayym %ied ¥eo 0002

(68 +0'DG

105} 0706 - 00
taLlooe - oes
IZrl gL - 005
17 0705 - OEL
tBEl 08-S
IGO0
IZgh oL =00

T OB 1T S o
SMNIURI5 SO0TE SPIDOIMN

puabaq

!

.

—

1

abejusalad Ag uonendod a)lym died 30 0661




iog) 0z

{tzhorst- oo [
51 0oL -0g
farto-05
Lo os- 0T
lzshoz-o
[EEhol =50
fserso-on
T S O

SNIURIE S00TE "SpLDOIY

puaba

mri_

/

o e e

T

S Sy hatae

s

==

=

—

SNVURIS SO0TT SRSy

(zal vooce [l
laLhooss <ooor
(D41 DOOL + 009
l52h o0'e - 00'S
(ETLIOO0'S - 00T
osh ooz - 0oL
LZhoo'L - 050
lgghogo - 00
T 05 10 e, o

puaban

mlﬁ_

/

&
e

I W

EEL

E===EEras

s

==t

;

i

abejuaosiad Ag uonendod siuedsiH yied Y0 0002

abejuasiad Ag uvone|ndod s1uedsiH yied ¥e0 0661



i

T

I.______ ===

{art+v oz [l
epiroa-1ze [l
(a¥) 1z - 905

(Eplo0s-aIr

| \\-

ha (EplETr-oon
[ R
BRI FIE-T LT

/1

iertz ez - oo0o
{rsmanil
T e TR T o
SN/URIF GO0TT SPUDIIIN
puafia

|._ (or) +ezs

= taphezs- o [

LA ==

BRI B - 61T

| ‘\

TP B 1E - oeT
BRI EED - L7
BRI LFT B AL

B =
5 1

-~

sawoau] ueip2iN 0002

lzrlaes - oono
{ramewil
T ] TR o 0
SNIURIZ GANTE “SPHDMIAIN
puabaq

I
5 i

1]

sawoau| ueip2iNl 0661




I.__

(mat+oos [l
gz 005 - oog [
(radooE - 00
(Eri o - 00
(a9 005 - 0o
(ag)oov -0t
(Erioss-0sT

ieztosz- oo
T
TS O Te BT, 0
SNIURIZ GA0TE “SPHDMIAIN
pusba

WHTIE

i

abeluaoliad Aq BuisnoH paidnoaag 19umQ 0007

| —

i

I.___

st voos

fzei oros - oroe [
(£9) oo - 0og

[

L

[TF

(vl oo - oos
fog) 0705 - 0rop
Izl orov - 0sE
o3 0'et - ST
et oS- oo [l
T ||
T OB 10 PRaRe T, O

i
SNIURIZ SOOTE “SPEDOID
puabaq 1

abejuaolad Aq BuisnoH paidnooQ J1aumQ 0661



“htalmtmh‘m m— "POAISSAI SIYSLI [IV "INI SV.LIAVIO 900T ©

900T ‘01 Ateniqd :uo paredaid

vLIENID

__ [ [ [ . I T )
| | | | el I._-|_| g = i IM—
BLILILR _ _ _ ig e areH _ £l . <
| _ g 2| [ 3
W S L L] | | B O . 1
- e | = T T T s desupen | .m_ z
— = _ _ _ 2
P e — L1119
P M |_|I_-| _ -_I _ﬁ __=E|E.m_.:n- i e _
£ _ 7 F _ = =|
£E0 91’0 SRW O .m L _ I._I_IIII.I..m.m w1 3,__2_5 _mﬂ, | _
—— ] t = 1 n : : u._ |
BRRRNERE NP N 5= e
£ @ o = .m % — T3 £ mm_ ® paia|fios
T | z |z g i o I 2 R
< o m LL] ol b |
g e E sl o 8l | 7] | % |
= T 2 _ H B -1 | 2 m _ #
= _I g [ _ w| ig/swepy _ £ _I mll 15 $or
3 * = | _ | e | | |
I S S P
= ..m / __ _ y oo _ J e r i m:___nud._ ﬂ.j_
m 1 —
=eis [] [ = @ 2 i | L &
suodng [ \|\A._|_\|M| W _ = _uim._cﬂu.: L _
Sgdeuficapipy sl _f: .m._ w_ .mu m M o “ 7 _
speajEy S, _ m m ..lmr.u- & m -2 = [ g uflor
speoy W b .m @ a z w _ e _ |
speoy ol - g | g H 2 | 14 Wespeid i
shemyBiy Jolgy , 2 — o ] a S uesepld -
shengfiy ;e %y, £ _ ] _llﬂv _
shemyfi sn %y i _ _ | 1 _ | _ | !_
shenfiy smseu N, —=—=5 o T T 9 (] ][ e won & emvpe
uobifijod m | e glﬂnildlllwl m ® _I e i .ﬂ. Mm [ 14 H|Nl.m|.“_.w|
178 2 % o2 i FOT ST T
SERERNER A RRE
syutod 1oy xipuaddy 999 - uo3A[og EER L inl| = h-|.ﬂi|ﬁ.lm o m i | B ¥ {ieH )
. 3 . . T = o w =] —j .
00€¥LL L8~ “00€9L8 Tt 100D e 5\ z =z = _ 3 i “E T4 opmio |-
CILOH A _ | _ E _ L ﬂlm__ Il _ = 1 n_km,._.m_ﬂ -
MAVd AVO ‘Ld9YLS NOSIAVIA i — —
10 3S :3po)) 3dloag
¥89716£96 :# 19P10 MAVA VO ‘LATALS NOSIAVIA : 104 paredaag



- E .C_
- mtmh—“ @ "PAAIASAI SIYSH [V "ONI SV.LIMVID 9007 ©

900z ‘11 11dy  :uo paredarg

v

T N O

th Ave

i

j¥8 55
mad

UER(]
B
£RIE[

spodin

Aydesfioapi 4

spEOIEY
TpEDY

spEoy JofEn
zhemybiiy 1ol

L7 HAR0O0N

shemybiH e

shemyliy 50
shemyfiy e Yy,

v

saydei3oan) 10y xipuaddy 909 1 Loin B 3
H ! | 1 1 __ _ = m
10 NS :9po) 1afoag
0¥8¥20196 *# 19PI0 yied yeQ :104 paredaag

dejp voay



SLY0dIYILIG [7]

"PAAIdSAI SIYSLI [TV "DNI SVLIIVID 900C ©
0007 ‘g Areniqo, :uo paredaig

-

th
i

t
i
l!rd -d

1S ...:mn..._f 1]

3

w
@m
|
Al 00
pl
& T
paE )
il B
I|
0
=
-
= |
E‘&GU Tt
1=ttt
B
mﬂ.r:\ =}

LE-]

]

@

o

3

o

E

o

il

ramjgAver—— [

L ayetin Bivd

|
=4

F4
R
g

~
&
| #
Highlarig
Ritige

5 Lav al‘ﬁ:fv! A

UESIQ

BB
spodiky

T
!
!
|

Sgdeuficapipy

et
K-
!
el
]

spEM|IEY
spEOyY

spe0y JolEy
shemybiy 1ol

|
15
|

1 Cuyler Avd

| 93

7IE )

shemybiH =1E15

ELS A
mao B

shemybiH 50

Park Ave
| & 2
=
w 4
...ﬁ
_1—
L5
=
FH—
throp AvE
i Avie

Fov
Cr
&
=
i
71

= |
!

shemybiH s1E1SE]

L

VIV 3AVYL YdVd VO VV =
10 :1S

:3po)) 3dloag
€06L06£96 *# 1OP10 VAV AAVIL AV VO AAANVIX 104 paaedoag

uobifijod

*x 77777 B

wiog

| PR fe
Lirgam
IN
5]
.
=
(]

M
|
i
il

syutod 1oy xipuaddy 999 - uo3A[og

ﬁ
_
0019¥L°L8- 005606 [ -P100D

:‘Eﬂllm Tk

| [Aphg pufiouip] o s pufiow o

heo
i B
T
=
=
1
'w\_ L |
=
£
=
=
idiga
LE




Z Jo | ebed

0l LEL 0¢ Svv 80 29 8Jow 10 000°00S$ dwodu|
0¢ veS’L /S €e8 A4 191 666°667$ - 000°05C$ swoou|
€g G90't gol 6EEC v'8 629 666'6¢$ - 000°051$ SWOdU|
00l 919/ Gol 2L9'¢ 6Vl vLL'L 666°671$ - 000°001$ swoou|
901 €L’ L€l L06°C c€tl €86 666°66$ - 000°GL$ dwodU|
981 zzerL €8l G90'Y L6l 9971 666°7.$ - 000°0G$ Swodu|
6'Gl Gveel cvl LGl°E €L z6ezL 666°61$ - 000°'GES dWOOU|
€Ll €69'8 8L 470" 'L 699 666°7€$ - 000°GZ$ Swody|
v ol 1108 6°'G rLe'L g9 g8y 666Z$ - 000°GL$ dwodu|
6Vl GSY'LL 08 €LL°1 v'6 v0. 000°GL$ uey ssa7 swody|

awoou| pjoyasnoH Aq spjoyasnoH '}s3 5002

%S€C %60°C %0L°L 000¢ - 0661 Umoli9
%96°¢C- %l9°¢- %L V- G00¢ - 000C umoli
%L €- %8.L€- % ¥y - 010¢ - S00C umwoli
9/€11 10922 60L°L sNsua) 0661
16161 6.0°€C ¥6.°1 sNsua) 000
068'9. YAL AL 19¥°L dlewnsy G00¢
Gev'v. Qov'Le 0cL’. uonosfold 0102
Sp|oYyasnoH
ov'ce 89°,¢ 16°9¢ 600z 3By ueipapy
G69'vie 8¥9°¢cS 29891 snsua)d 0661
¥8.'6¢¢ ¥2G'CS 9091 snsua) 000
8ec'vee G661 0€L'GlL 8jewns3y 5002
08€'8lC oLy’ Ly €0z'vl uoposfold 0102
uone|ndod
jusdlad JaquinN jusdlad JaquinN jusdlad JaquinN
ealy apeu] abe||IA Yied ¥eo 10pLLIOYD °}S uosipep

ealy apei] pue ‘yied JeQ ‘}994)S UOSIPe|\ JO S3|IJoid PloyasnoH pue uonendod



Z Jo gz abed

"ou| ‘sejlie|n :89In0S

LC 2oLz L'€ 789 g'¢ 652

0o¢ Gee'e L'e 169 L€ €l

00l €19°, 0'S 601} 6'Y 29¢

2l 6GE'6 99 2Ly g9 88¥

L'E 16€C vl 00¢€ gl 801

€c 9cl'L 'l ¥9¢ L' 28

0’8l Ges'el A4 €0S'v €Ll €62l

€0c 819Gl vlc 0LLY 29l 902’1

79l 129°C1 g'ec 612'S €.c €€0C

0clL G0Z'6 avl Gez'e 2’8l 9G¢e’L
18°¢C €2'¢ 10°¢

8'v 189°'¢ 90 Gel 70 L€

1744 v9€'¢c gl €ce L' 8.

€8 0.€'9 9'Y €10} Ve 0S¢

€el zLeol 8Ll 119C L8 L¥9

6°Gl YAZAA" el /8l G'cl €€6

6'v¢C 8cl'6l €6¢ 8169 9'8¢ zeLe

¥'8¢ zes’le 08¢ vSv'8 174°14 68€'C

ave 6G2'9C vy 6286 9'¢S 126°€

8'G9 265°0S 8'G9 8Lv'ClL S WA ovs'e
898°cZ$ 986°'cY$ GZLLYS
9/G°Lv$ ¥62°'69% 9/2°19%
650'69% 081'86% 0€1'28%

juadlad  JaquinN juadlad  JaquinN juadlad  JaquinN

ealy apel] abe|[IA Yled Yeo 10pLLIOY °}S uoSsipep

Jap|oyasnoH ajewa ‘AjlwejuoN
JapjoyasnoH aje|\ ‘AjiwejuoN
uaJp|Iyd UMO OU ‘JBp|0YasnoH ajewa
UaJp|Iyd UMO ‘1ap|oyasnoH sjewa
uaJp|Iyd UMO OU ‘J9p|oyasnoH dle|
UaJp|Iyd UMO ‘19p|OyasSNoH 3.\
uaJp|Iyd umo ou ‘Ajlwe4 aidnoD-paLiie
ualp|iyo umo ‘Ajiwuey ajdnoD-palile|y
JapjoyasnoH ajewa a|buig
JapjoyasnoH aje|\ 8|buis

uaipiiyo

umQ a@ouasaid ‘adA] pjoyasnoH "3s3 5002

az|g ployasnoH abelaAy “3s3 G002

pjoyasnoy uosliad aiow Jo /
ployasnoy uosiad-9
pjoyasnoy uosliad-g
ployasnoy uosiad-{
pjoyasnoy uosiad-¢
ployasnoy uosiad-g
pjoyasnoy uosiad-|

9215 ployasnoH Aq sp|oyasnoH "3s3 5002

SployasnoH AjiwejuoN

Sp|oyasnoH Ajiwe
adA] pjoyasnoH Aq spjoyasnoH ‘3s3 G002
awoou| eyde) Jad 13 5002

awodu| pjoyasnoH uelpaj 33 5002
awoou| pjoyasnoH abetaAy "}s3 G002

ealy apel] pue ‘yled JeQ ‘}9a41S UosIpe|\ JO Sa|iJoid p|oyasnoH pue uonendod



anusAsy Jo Juswipedsd sioull)] :99IN0S

LY8'¥G9'L  108'89S'L | ¥SZ'PES'L  €6L°68E°L  €6L'68E’L | PGSOLE’L  1S8I0H JONY m-
Z6E'OVL'E | 66G'980°C | LLL'8Y0'C | Z90'600°C | Z86'66L°C = 088'80L'E = >HEed eO-—m-
€€9'VOC'E | LTT'€E8'C  68F'L9G'T | 6GL'L8Y'C | TLO'YSY'ZT | LBE'8TH'T | Hed 1S8i0d—w-
206'VSL'S | 62Z'LL8'Y | 8S6'CHY'Y | 8LLOLY'Y | BLE'VEEY 66V LOV'Y 019210 —m-
986'C0L'C = G91'288‘C @ €ZE'006'C @ GL6'86LC  CEV'BLLT | SOLLSL'T UAMISE —g—
5002 7002 €002 2002 1002 0002 .
000°000'}
—0
"— - —— — i
- 000°000°C
R —= -¥— —v
~— —— —
f\Nﬂ ————— — 000°000°€
000°'000'%
— 000°000°G

SUOI}09]|0) Xe] Sajes [Ie}ay [enuuy




anusAay Jo Juswieds( sioull|| Woiy ejep uo paseq dnois swellij| Uewpoos) :82In0S

}sSa.104 jJied
JOAIY jied jeQ 13}s9.104 013219 :>Emm
| | | | °
- 000°000°L
asIpueydIs|\ |eJauan g
poo4m 000°000°C
saoe|d Bune pue bupjuudg
|oJeddy m
olpey @ 'H'H ® ainjuindm 4 _ ‘ ¢
alempieH ‘Bp|g “Jequnm [ - 000°000°€
suone)s bullji4 @ 8AOWOoINY |
lleyoy "osIN @ sbniam
SJIBYIQ IV 3 24N} ndLbY [ 000'000‘y
sJainjoeinue\ m
1 (1
_— 000°000°‘S
s)diooay xe] sajes 600z Jo uosuedwon




anuansy Jo Juswuedaq sioull|| :82In0S

LY8'¥G9°L
0
19G°L6
¥Z8'81l¢
G8y'es
LeL'Le
06228
G96'LYL
ZLoL
126°L¥8
0

}S9404 JOAIY

Z6EIrLE

692°CS
€90°06€
G89°ZES
688°G8S
€88°LY
¥82°C.
¥/5'8S1
r¥1°999
2oE'LLL
86¢2'6¢

%ed ¥eo

€€9'v0C'c

12598

26.1°202
G98'L¥C
6€.°998
AWA

ze6'8LL
099°9G

STV
¥88°€8¢€
G98'168

)ied }salo4

206'vS1L'S

LGE0LL
€9.°CLY
GOl LYS
106299
650°606
Ov.L'GY
€6e' LYl
98 6P
199°/€8
v¥8°Z€0°L

013919

986°'C0.°C

126yl

¥85°20¢
AWAAs
WARARS
8¥9°Cce

082'G61
08Z'svl
918'08¥
16G'EEE
G89'CLL

uAmiag

[ejoL

slainjoejnue
sJayl0 IV '8 @4n)ndLby
lleyoy -osIN g sbni@
suonels Bullji4 ' aAjowoiny
alempieH ‘bBpig ‘JequinT
olpey @ "H'H ¢ 8injiuind
[2Jeddy

sooe|d Buneg pue Bupjulqg
poo4

asIpueyoIs|\ [eJausD)

G00Z Ul suol}dd|jo) Xe] sajes |iejay |edidiunyy jo uostiedwon



Village of Oak Park

Madison Street Corridor

Architectural Historical Survey

Prepared by:

Wiss, Janney, Elstner Associates, Inc.
330 Pfingsten Road

Northbrook, Illinois 60062

(847) 272-7400

WIJE Project No. 2005.4108

February 20, 2006



Architectural Historical Survey Village of Oak Park Madison Street Corridor

2 I M l February 20, 2006
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PROJECT BACKGROUND

In autumn 2005, the Village of Oak Park began a planning and development study of the Madison Street
Corridor. The intent of the study is to solicit community input on the current status and perceived needs of
the neighborhood; to provide a land use plan to guide future development on Madison Street; to assess the
economic marketability of the Madison Street corridor; to promote mixed uses and pedestrian-oriented
development; to assess parking needs and traffic; to identify economic limitations and funding strategies; to
develop a character plan to guide future architectural and infrastructure design on the corridor; to identify
zoning and regulatory changes needed to support desired development; and to identify buildings with historic
character and significance that should be preserved during future redevelopment.

This architectural historic survey addresses the last of these various goals established by the Village. Although
several existing local historic districts of primarily residential properties adjoin the project area, Madison
Street itself is not currently a historic district. There are no existing individually-listed local landmark
properties or National Register properties on Madison Street.

This architectural historical survey report has been developed as part of the overall planning study for
Madison Street corridor by Vandewalle & Associates, Madison, Wisconsin, scheduled for completion in May
2006.

HISTORICAL OVERVIEW

The area that is today’s Village of Oak Park was first settled by Joseph and Betty Kettlestrings of Yorkshire,
England, who came to the area in 1835. The areca at that time was a part of Cicero Township. In 1848, the
Galena & Chicago Union Railroad (later the Chicago & North Western Railroad) was constructed through
the future village on its westward route out of Chicago. After the Chicago Fire of 1871, residential
development accelerated in Oak Park, and the population grew to 4,589 persons by 1890. Numerous
churches, social clubs, and fraternal organizations were established in the 1870s, and the first high school
class graduated in 1877.

As suburban residential development continued in the 1880s and 1890s, streetcars and clevated trains
supplemented the original main line steam railroads to connect Oak Park commuters to jobs in downtown
Chicago. One of the first streetcar lines was the Chicago, Harlem, & Batavia “dummy” line, which ran
approximately along the present-day route of the Eisenhower Expressway. The “dummy” trains used a
miniature steam locomotive with a false cladding designed to conceal most of the moving parts and avoid
startling horses. This line first began operation in 1881, but did not provide direct commuter service to
downtown Chicago until June 1888. A more extensive streetcar network throughout Oak Park was opened in
1890. In the future village of Oak Park, this system ran east-west on Madison Street and Lake Street, with a
north-south connection on Harlem Avenue.! Streetcar service was discontinued in 1947, to be replaced by
buses.?

The Lake Street Elevated Railroad (today’s CTA Green Line) was extended into Oak Park in 1899-1901,
although the trains ran at ground level until the 1960s. The Metropolitan West Side Elevated Railroad
(today’s CTA Blue Line) was extended into Oak Park in 1905, providing local service over tracks originally
placed by the Chicago Aurora & Elgin electric interurban train. The “Met” line moved onto new tracks along
the Congress (Eisenhower) Expressway in 1958.3

U Halley’s Pictorial Oak Park (1898), 88-92.
2 LeGary, Improvers and Preservers (1967), 166.
3 www.Chicago-L.org
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Oak Park separated from Cicero Township and was organized as an independent municipality in 1902. The
village limits included large sections of vacant land, much of which was developed in the first decades of the
twentieth century. Oak Park Hospital opened in 1907. Lake Street in downtown Oak Park was the original
commercial area, and this corridor developed into a major retail center during the 1920s, with branches of
major Chicago department stores such as Marshall Fields. By 1930, the population of Oak Park had reached
64,000 persons.

Following World War II, Oak Park was affected by larger developmental trends in the Chicago Metropolitan
area. The construction of the Eisenhower Expressway cut through the southern portion of the Village in the
mid 1950s. Starting in the 1960s and 1970s, Oak Park has made a conscious effort to accommodate changing
demographics and social pressures while maintaining the suburban character that has long made the Village a
desirable residential location. New developments in recent decades has consisted of replacement of earlier
buildings with new construction, as well as the restoration and preservation of Oak Park’s historic
architectural heritage.

Development of Madison Street

At the time of the incorporation of the Village of Oak Park in 1902, most of the land along Madison Street
was vacant, undeveloped land. However, the basic infrastructure to allow for rapid urban development of
Madison Street was already in place. The streetcar line, constructed in 1890, ran along Madison Street for its
full length in the Village. Most of the property along the street was already subdivided into city lots, and the
various intersecting side streets had already been laid out and graded. During the 1890s, a limited amount of
residential development had already occurred north and south of Madison Street in particular areas, such as
along Wisconsin and Maple Avenues.*

Around 1890, N.M. Freer built what was probably the first permanent building on Madison Street in what is
now Oak Park, on the southwest corner of Madison Street and Oak Park Avenue. The two-story wooden
building contained a retail space on the ground floor and apartments above. Although relatively far from the
developed areas of the township, Freer called his building “The Centre.” M.E. Wood opened a hardware and
general store in this building in September 1891.5

Left: “The Centre,” one of the first commercial buildings on Madison Street, in the 1890s. The Centre building was located at the southwest
corner of Oak Park Avenue and Madison Street. From the collection of the Historical Society of Oak Park and River Forest. Right: The
Collins building at 801 Madison Street occupies the site today.

* Jean Guarino, Yesterday: A Historical View of Oak Park, Illinois, Prairie Days to World War I (Oak Park: Oak Ridge Press,
2000y, 53.
5 Ibid., 53-54.
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L

View east on Madison Street from Oak Park Avenne, 1903. From the Philander Barclay Photo Collection, Historical Society of Oak
Park and River Forest. The character of Madison Street would change drastically in the twenty years following this photograph.

Typical of the residential development of the blocks adjacent to Madison Street was the residential
subdivision built by Seward T. Gunderson between 1906 and 1920 on two large parcels south of Madison
Street near Ridgeland Avenue.® Portions of this area are now included in the Gunderson Historic District.

A few commercial buildings were built in the early 1900s, but during the decades of the 1910s and 1920s,
much of the frontage of Madison Street filled in with new one, two, and three story commercial buildings
with apartments above the ground floor. A few older single family residences faced Madison Street, and a
few new apartment buildings were also built.

The decades during which Madison Street was first developed coincided with the period in which personal
automobile ownership increased rapidly in the United States. In Oak Park, the number of privately owned
autos increased exponentially, from about 82 total in 19006, to 2,372 by 1916, and 17,767 by 1940.7 A variety
of businesses including automobile dealerships, service and repair shops, and gasoline stations were created to
serve the new automotive needs. The Madison Street corridor, where large continuous vacant parcels were
readily available, evolved into Oak Park’s “Motor Row.” The primacy of automobile-related businesses on
the Madison Street corridor continued in the years following World War II. For example, the 1957 directory

¢ Jean Guarino, Yesterday: A Historical View of Oak Park, Illinois, Prairie Days to World War I (Oak Park: Oak Ridge Press,
2000), 54.
7 LeGary, Improvers and Preservers (1967), 162—163.
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listed 16 new car dealerships in Oak Park on Madison Street. However, the number of dealerships began to
decline in the 1960s and 1970s, and there were only four dealerships remaining by the late 1980s. 8 Currently,
in 2006, Foley-Rice Cadillac is the only new car dealership on Madison Street in Oak Park.

«
Left: Shell Filling Station at Madison Street and Harvey Avenne, 1920s. VVillage of Oak Park collection. Right: Oak Leak Garage at
1026 Madison Street, 1926. Historical Society of Oak Park and River Forest. Neither of these buildings survives today.

From the 1920s into the 1970s, intensive retail activity on Madison Street was concentrated near Austin
Avenue at the east end and west of Oak Park Avenue at the western end of the street. In addition to the
automobile-related businesses discussed above, the retail establishments on Madison Street consisted
primarily of grocery stores, drugstores, and other businesses catering to the daily needs of local residents.
Many small retail businesses and locally-oriented services continue to occupy the historic buildings in these
areas.

Above left: Madison Street looking west from Austin Avenne in 1947, from the collection of the Historical Society of Oak Park and River
Forest. Above right: Madison Street looking west from Austin Avenue, newspaper photo from Oak Leaves, 21 September 1967. Below left:
Madison Street looking east from Oak Park Avenue, newspaper photo from Qak Leaves, 21 September 1967. Below right: Madison Street
looking east from Humphrey Avenue, newspaper photo from Wednesday Journal, 1986.

8 Mark M. Sweetwood, “Auto dealer row restores identity,” Wednesday Journal (3 February 1988), 91.
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PROJECT METHODOLOGY

Architectural Survey

Historical Research

Historical research for this project was conducted at the Oak Park Public Library (OPPL) and the Historical
Society of Oak Park and River Forest (HSOPREF). The collection at OPPL includes published books, local
newspapers, and village directories on microfilm.” The collection at HSOPRF includes extensive and partially
indexed local newspapers (Oak Leaves and Wednesday Jonrnal), historic photograph collections, ephemera files
organized by street name, and Sanborn maps. Additionally, Village building permit data identifying dates of
construction, architects, builders, and original owners were reviewed by Village staff, and a table provided to
the project team.

Field Survey

The field survey work was conducted in December 2005 by Joshua Freedland, Hafid Cristobal, and Kenneth
Itle of WJE. The entire corridor was surveyed on foot. Each building was photographed using digital
cameras. As appropriate, additional photographs were taken of notable details or features of the building.
Written notes were made identifying existing materials and existing business occupants. Obviously
contemporary buildings on the corridor, such as fast food restaurants, were not surveyed.

Database and Map Preparation

The survey and research data were compiled and presented in a Microsoft Access database. Digital field
survey photographs were inserted electronically into the database. Also, a map was prepared in ArcGIS using
aerial photography and parcel lines provided by the Village. The complete survey database is georeferenced
into the GIS software, to allow for simple comparison and geographic analysis of the survey information.

Presentation

The historic survey was presented to the Village Historic Preservation Commission at a regular meeting on
12 January 20006. Following receipt of comments from the Commissioners and additional historic background
information, and further review of the survey results to ensure consistency, the final report and survey forms
were prepared.

Summary Report and Submittals

Based on the results of the survey and research, this summary report was prepared. The written report and
maps, with attached survey forms, was submitted to the Village of Oak Park. Included under separate cover
with the final submittal was a CD-ROM containing the report, maps, and survey forms as .PDF files; the
survey photography as .JPG files; the survey geodatabase as .MDB file; and the summary report as .DOC file.
Also, the original field survey note sheets were provided. The results of the survey will be used by the
planning team as part of the overall Madison Street Corridor Plan.

Terminology

The categories used to designate the historical significance of individual properties are based upon the
categories used in the “Architectural Survey of Downtown Oak Park and the Avenue Business District”
prepared by the Village of Oak Park, as revised October 2005. The categories of significance used herein are
as follows:

Significant (National Register): A significant property that has potential to be eligible for listing on the
National Register of Historic Places. Generally, National Register Criterion C, relating to architectural design
or character, has been considered in making this designation. Other properties may be eligible for the

9 Refer to pages 17 and 18 for a summary of the business types found on Madison Street in 1915 and 1925, based on
village directories for those years.
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National Register under other criteria; however, more detailed research on the individual property would be
required. All properties in this category are also eligible for listing as Oak Park landmarks.

Significant: A property or structure that has special character or significant historical, cultural, architectural,
archaeological, community, or aesthetic value and is worthy of preservation. The property has potential to be
eligible for listing as an Oak Park landmark under one or more criteria defined in the Historic Preservation
Otrdinance. The building has a high level of integrity, with minimal changes to major historic features. One
exception is alterations to storefronts; replacement of the storefront does not necessatily disqualify a
property, as long as the original pattern of openings has been maintained.

Left: The former Haggard Mortuary at 124 Madison Street is an excellent and well preserved example of Tudor Revival design from 1920
and has been assessed as Significant and National Register eligible as part of this survey. Right: The retatl and apartment building at 1047—
1053 Madzson Street is relatively intact despite changes to a portion of its storefronts. This building has been assessed as Significant as part of
this survey.

Structure of Merit: A property or structure which has historic or aesthetic character, but to a lesser degree
than a “Significant” building, or that has had alterations which affect its historic integrity. Such a building may
contribute to a broader historic character or provide historic context to a larger group of buildings and is
therefore worthy of preservation. Oftentimes, a building designated Structure of Merit could be raised to the
Significant level by the removal of inappropriate later alterations, such as the remodeling or filling in of
storefronts. Other buildings designated Structure of Merit may ultimately qualify as Significant pending
further research (beyond the scope of this study) to establish their original architectural character, to identify
other historic associations, or to better understand the architectural historical context of the building.

[ R

o T [

w

FALL & SON PRINTING COMPANY

bl

Left: The Hall & Son Printing Company building at 8§09 Madison Street has well-preserved brick and fterra cotta detatling; however, the
contemporary storefront alteration detracts from its historic integrity. This building has been assessed as Structure of Merit as part of this
survey. With restoration of its original storefront pattern, it conld be reassessed as “Significant.” Right: Although the building at 635
Madison Street dates to 1928, all original facade materials have been replaced, and its original architectural character is not readily apparent.
This building has been assessed as No Merit as part of this survey.
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No Merit: A building which is less than fifty years old; or a building which never originally had notable
aesthetic character or historical associations; or a building that has been altered such that its original character
is no longer apparent. While many of these buildings may be well-built, prominent, or useful structures, they
do not warrant special protection as historically significant properties. There are a few older buildings on the
corridor which are currently identified as No Merit, generally due to the presence of contemporary facade
overcladding materials. It is possible that historic materials may still exist on these buildings, concealed
beneath the contemporary materials. With appropriate restoration work, these properties may deserve re-
assessment as Structures of Merit or Significant structures.

Hospital: The portion of Oak Park Hospital which fronts onto Madison Street is not assigned a category of
historic significance. Documentation and assessment of the hospital property was beyond the scope of this
study. It is assumed that for zoning and other reasons, this property would not be affected by new
development along Madison Street.

Vacant Lot: Vacant lots are indicated as a separate category on the maps developed as part of this survey
report.

Stylistic terminology used in this report is based on the style names and definitions used in the publication
How to Complete the Obio Historic Inventory.’’ In addition, the term “Commercial” style has been used, parallel to
the use of this term in the October 2005 survey of downtown Oak Park. Generally, the style name
Commercial has been assigned to masonry buildings from the period 1900 to 1930, usually one to three
stories in height, with flat roofs and ground level storefronts, and minimal decorative detailing in the masonry
based loosely on Classical style moldings and trim. These are often builder-designed structures and are
ubiquitous in the Chicago area along major commercial streets such as Madison Street.

SURVEY SUMMARY

Historical Significance

The initial development of Madison Street during the first three decades of the twentieth century consisted
almost entirely of privately-owned commercial buildings, sometimes with upper level apartments above retail
spaces. Mixed among the commercial development were a few single family residences (which are generally
among the oldest buildings on the street) and some apartment buildings. Automobile-related businesses
dominated the street, along with semi-industrial uses. High-traffic pedestrian-oriented retail spaces were
confined to limited areas on the corridor, such as at major cross avenues; the first block west of Austin
Avenue; and several blocks between Home and Harlem Avenues. The majority of the significant buildings
on the corridor date to the 1910s and 1920s, during which time most of the building lots were built upon for
the first time.

Historic District Potential

Because the entire length of Madison Street developed simultaneously and with a similar character during the
first three decades of the twentieth century, it is most logical to consider the entire corridor for potential
eligibility as a historic district, rather than attempting to define a potential district that would cover only
certain blocks. On Madison Street from Austin Avenue to Harlem Avenue, there is a relatively high
percentage of “No Merit” and contemporary buildings. The surviving historic buildings do not coalesce to
give the corridor a consistent historic character. Therefore, for the purposes of landmark designation, it is
likely more straightforward and appropriate to concentrate on the designation of individual landmark
properties. Other planning mechanisms or guidelines are being established as part of the larger corridor study
to ensure that Madison Street develops in the future with an appropriate character that respects the historic

10 Stephen C. Gordon, How to Complete the Ohio Historic Inventory (Columbus, Ohio: Ohio Historic Preservation Office,
1992).
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architecture. Certain particular themes, such as the “Motor Row” theme discussed below, do exist that could
be used to group selected properties as a historic district. However, further research would be needed to
better define the historic context of the theme before a district nomination is considered. Also, any potential
district covering only a portion of Madison Street would need to justify why other buildings of similar
character and from the same time period are not included in the district.

Buildings Less than Fifty Years Old

Generally, buildings that are newer than fifty years old are not assessed for historical significance. A small
number of exceptions have been made in order to make note of distinctive buildings from the first generation
of post-World War II modernist architectural design (generally the period from 1945 to 1975). The Madison
Street corridor contains several interesting modernist buildings that can now be assessed preliminarily for
their historical significance, including the Village Hall designed by Chicago architect Harry Weese and
constructed in 1974-1975. When these buildings reach fifty years in age, they should be considered for
landmark designation.

Notable modern buildings such as Oak Park Village Hall (left, constructed 1974—1975) and the Drift Oaks Office building (right,
constructed 1963) are less than fifty years old and therefore are not generally eligible for landmark designation. The historic significance of
these properties should again be considered when they reach fifty years of age.

“Motor Row” Properties

A number of historic buildings have been identified along the Madison Street corridor that were originally
used for automotive-related businesses. Some of these buildings, such as the Foley-Rice Cadillac dealership,
have retained their original functions. Most, however, have been adapted to new retail or office uses.
Although many of these buildings are architecturally relatively simple, the concentration of these business
types along Madison Street is a distinctive historical legacy of the first decades of the twentieth century. One
possibility for future study is a scattered-site historic district including these properties. The period of
significance for the district would be approximately 1905 to 1950. These dates span from the carliest
substantial commercial development of Madison Street through the immediate post-World War II years; one
new dealership on Madison Street was constructed in 1948, but thereafter businesses continued to use
existing buildings as the auto dealership use declined on the corridor through the 1960s and 1970s.
Properties that potentially contribute to the “Motor Row” theme are marked with a checkbox on each survey
form. (In addition to these historic properties, it should be noted that several of the existing gasoline filling
stations, although housed in modern structures, are on the sites of historic filling stations in existence since
the 1910s.) Refer to the attached table listing “Motor Row” properties by street address.
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Left: Foley-Rice Cadillac, originally the Hill Motor Sales Packard dealership, at 644 Madison Street is a National Register-eligible
example of a “Motor Row” business. Right: The Automotive Tech Center at 435 Madison Street is a typical example of the bistoric
antomobile-related commercial buildings along Madison Street.

Other Commercial Properties

In addition to the “Motor Row” buildings discussed above, Madison Street contains numerous other historic
commercial buildings. Often, these buildings are mixed use, with one or two floors of apartments above retail
spaces. Architecturally, the design and construction of these masonry buildings is very typical of the type of
1910s and 1920s era commercial structures found throughout the Chicago region on major thoroughfares like
Madison Street. Historically, these buildings housed retail businesses geared toward the everyday needs of
local residents, such as grocers, butchers, tailors, cleaners, and druggists.

Two typical examples of mixed-use commercial buildings on Madison Street. Left: 500 Madison Street. Right: 1001 Madzson Street.

Residential Properties

Although Madison Street is zoned for commercial uses, the corridor survey did include a small number of
residential properties. The survey included a number of apartment buildings, which generally are located on
side avenues just off Madison Street, but within the alley line that defined the limits of the survey. The survey
also included a number of former single family houses now adapted to commercial use; these houses are
among the oldest existing buildings on Madison Street, dating to the first decade of the 1900s, before the
rapid commercial development of Madison Street in the 1910s and 1920s. A preliminary assessment of
historic significance has been made for the single family houses and apartment buildings included in the
survey. Generally, the mixed use commercial buildings described above provide a suitable basis of
comparison to judge the significance of the apartment buildings. However, the relatively small number of
single family houses in the survey makes comparison difficult. The assigned level of significance should be
considered preliminary for the single family houses; ideally, these buildings should be assessed and compared
in the future as part of the larger residential neighborhood beyond the Madison Street corridor.
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several similar apartment buildings on side avenues that were included in the survey corvidor becanse they are located within the line of the
alleys parallel to Madison Street.

Survey Statistics

A total of 106 properties were surveyed in detail as part of this project. Obviously contemporary buildings
along the corridor, such as gasoline filling stations and fast food restaurants, were excluded from the scope of
work for this survey. These buildings are classified as “No Merit” due to their age.

By date of construction:
1900-1919: 35 properties
1920-1930: 48 properties
1931-1955: 4 properties
1956-2006: 19 properties

By height:
1 story: 34 buildings
2 stories: 56 buildings
3 or more stories: 16 buildings

By significance:
Significant (National Register): 3 properties
Significant: 18 properties
Structure of Merit: 47 properties!!
No Merit: 38 properties

1 Includes two properties that are Contributing within the Gunderson Historic District.
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Properties Associated with "Motor Row" Theme

Street Address Date

PIN Number Architect Original and Prior Uses Current Use
No Merit

520 Madison Street | 1946 Body Shop

16-07-421-013

541 Madison Street
16-18-204-041

Charles Kristen

1924
A .M. Ruttenberg

public garage

Oak Park School District
Maintenance garage

635 Madison Street
16-18-202-004

1928
William Harley, Jr.

auto service station

Foley-Rice Cadillac Collision
Center

820 Madison Street | 1927 Cadillac-LaSalle car Comcast
dealership
16-07-327-010 Albert Kahn, Inc.
Significant
260 Madison Street 1920 Hills Motor Sales Co. [1920 |Village of Oak Park -
to 1950s] Garage/Fleet Service
16-08-319-019 E. E. Roberts
645 Madison Street | 1926 Nilsen Auto Electric Service |Allstate insurance; Century 21

16-18-202-001

Significant (National

Henry J. Appelbach

Register potential)

Company [1920s]

realty; Historic Homes Realty

644 Madison Street
16-07-419-022

Structure of Merit

1923
E.E. & Elmer Roberts

Hill Motor Sales Co.
(Packard)
Meetinghouse Display Co.

Foley-Rice Cadillac

218 Madison Street 1923 Oak Park Motor Sales Co. Park District of Oak Park
Dodge & Plymouth [1936];
16-08-320-019 Tri-Par Radio Co. [1953]
264 Madison Street | 1922 H&R Block
16-08-319-018 R. L. Himmelblau
Aamco

311 Madison Street
16-17-101-002

435 Madison Street
16-18-206-002

1928

Julius Floto

1923

Automotive Tech Center




Street Address Date
PIN Number Architect Original and Prior Uses Current Use
700 Madison Street | 1922 Oak Park Buick Sales Car-X Auto Service
16-07-418-018 E.E. Roberts
711 Madison Street | 1948 car dealership Foley-Rice Cadillac
16-18-201-032
838 Madison Street | 1925 Marsh Auto Repair [1925 to  Vacant
at least 1940s]
16-07-326-021
845 Madison Street | 1922 Franklin Motor Co. [1922] Town & Country Auto Repair

16-18-106-012

William F. Kramer

Auburn Oak Park Co., Motor

Sales [1934]

Little Beginnings Day Care
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Individual Buildings

1 Madison OL.9/7/1929

4 Madison OL 8/11/1955 p.11

10 Madison OL 12/15/1915 p.40; OL 1/31/1957 p.7

12 Madison OL 1/11/1913 p.35; OL 7/11/1946 p.42

20-24 Madison OL 10/30/1915 p.49; OL 5/27/1954 p.26; OL 1/13/1949 p.54

50 Madison OL 4/11/1946 p.31

56 Madison OL 6/20/1963 p.10

64 Madison OL 9/19/1925 p.66

101 Madison OL 6/23/1999 “Madison’s ugly duckling ready to fly with facade” —Christine des Garennes

102-104 Madison OL 4/13/1912, p.47

114 Madison OL 12/8/1923 p.74

120 Madison OL 3/19/1921 p.34; OL 5/21/1953 p.10

123 Madison (Village Hall) OL 4/4/1973 p.3; Chicago Tribune 4/9/1975 s. 111 p.3; OL 4/7/1982 p.7 “Village
hall sculpture scaled to fit budget” —Mary Kilzer

124 Madison OL 10/28/1937 p.54; OL 2/16/1977 p.5

128-132 Madison WJ 2/28/1990 “Board OKs $400,000 to rehab vacant building” —Karl Oxnevad

130 Madison OL 5/6/1954 p.57

133 Madison OL 3/14/1925 p.30; OL 3/3/1928 p.26; OL 3/15/1934 p.2

216-226 Madison OL 11/16/1923 p.64

218 Madison OL 11/19/1936 p.43; OL 10/29/1953 p.15
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260 Madison OL 2/13/1947 p.25; OL 5/10/1956 p.13

300-306 Madison OL 4/19/1924 p.62

311-313 Madison OL.9/1/1928 p.35

315-321 Madison/500-508 Cuyler OL 4/16/1927 p.55

316—318 Madison OL 2/28/1925 p.22; OL 4/19/1934 p.36; OL 10/3/1979 p.5

320-326 Madison OL 9/12/1925 p.66

328-330 Madison OL 8/5/1922 p.56; OL 8/7/1947 p.9

327-333 Madison OL 2/25/1928 p. 156; OL 6/17/1954 p. 22

337-339 Madison OL 4/13/1941 p.68; OL 8/14/1941 p.15; OL 6/10/1948 p.72

431-443 Madison OL 10/13/1923 p.77

440 Madison OL 12/16/1932 p.55; OL 11/12/1953 p.29

452 Madison OL 9/15/1928 p.55

506-512 Madison OL 12/25/1915 p.40

507-509 Madison WJ 8/10/2005 p. 17 “Wall ad is tailor-made for restoration firm” —Ken Trainor

513 Madison OL 6/22/1977 p.69

516 Madison OL 3/3/1923 p.25; OL 3/1/1924 p. 87

520 Madison OL 4/11/1946 p. 31

543 Madison OL 4/3/1926 p. 94

605-609 Madison OL 3/17/1923 p.92

610 Madison OL 1/6/1923 p.45

611-613 Madison OL 12/19/1925 p.83

633 Madison OL 3/3/1923 p.25

644 Madison The Economist, Chicago Historical Society Library, 1/14/1928; OL 4/27/1929; OL 4/19/1934;
OL 11/19/1936 p.55; W] 11/4/1988 p.33; W] 9/18/1991 p.43 “Restoring abused building, Cadillac
style” —Bob Uphues

645—649 Madison OL. 5/22/1926 p. 68; 1/22/1927 p. 77

646—-650 Madison OL 6/18/1927 p.64

652-654 Madison OL 4/12/1924 p. 44

666 Madison OL 2/25/1922 p.9; 8/22/1925 p. 28

702 MadisonOL 4/19/1934 p.44

707—721 Madison OL 7/15/1948 p. 39; OL 6/2/1949 pp. 32-33

741-745 Madison OL 5/11/1929 p.38

800 Madison OL 8/27/1927; OL 2/20/1980 p.9-A

801 Madison OL 2/18/1922 p. 61

809 Madison OL 11/27/1926 p.66

809 Madison OL 9/5/1925 p.34

811 Madison OL 1/30/1926 p.82

820 Madison OL 1/14/1928 p. 3

838 Madison OL 11/14/1925 p. 93; OL 5/25/1929 p.90; W] 12/7/2005 p.79 “A Vision on Madison Street”
—Linda Downing Miller.

844 Madison OL 5/26/1923 p. 40; photo OL 2/8/1940 pp. 30-31.

845 Madison OL 7/22/1922 p. 2; OL 4/19/1934 p- 41

850 Madison OL 9/29/1928 p. 54

900-912 Madison OL 5/1/1926 p. 62

1001-1005 Madison OL 8/12/1927 p.42

1007 Madison OL 12/2/1922 p.54

1047-1053 Madison OL 2/23/1924 p. 232; photo in OL 5/31/1924 p.17

1114 Madison O1. 9/8/1955

1145 Madison OL 6/21/1924 p. 64
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1915-1916 Oak Park Directory Classified Listings - Madison Street Businesses

Some categories consolidated from original listing; sorted by street number.

Ambulance
McNerney, C.W.
Auto Garages and Rentals
Universal Auto Station
Olcese Motorcar Co.
New Madison Garage
O&J Auto Station
Wenonah Garage
Barbers and Hairdressers
Arnold, Jacob
Daily, Miss Clara
Cleaners & Dyers
Lowel Beloskey
David V. Pardun
Max Schnierow
Clothing and Tailors
Pardun, David V.
Noparstak, Solomon
Goldstein Bros
Schneiow, M.
Shoes: John DiMartino

503

27-37
720
810
912
1022

121/2
735

41
26
1117

26

108 1/2
936
1117
1127

Contractors, Tradesmen, and Building Supply

John W. Kinnare

Window Shades

La Brant & Olson

Painter: Willie, Max
Doctors and Druggists

Dr. J. Beverly Vaughan

Drugs: Lisdale E. Furman
Drugs: Venus, William A.

Drugs: Wakefield, Inc.
Dry Goods

Heap, Mrs. Jennie H

E.R. Barcus

Irish Linen Shop
Florists

Madison Street Florists

24
641
731
1119

2
850
549
1145

12
940
1010

(at Grove Ave.)

Grocers and Restaurants

Hardware

Teas: Nelson, Chas J.
Schallenmuller Bakery
Restaurant

Grocer: William J. Greely
Grocer: Oscar Koch

Grocer: Wanderer Bros.
Grocer: Steigewald, Adolph J.
Deli: William A. Danz
Grocer: Suttor, Robert E.
Grocer: Warr, Geo E.
Grocer: Bastien, Napoleon
Oak Park Consumers League
Grocer: Telschow, William
Deli: Robert Knight

Grocer: James Caraher
Grocer: Levermann, Joseph
Grocer: Walter W. Meyer
Grocer: Robertson, J. Everitt
Deli: Blake R. Meyers

Deli: Mrs. Kate Zell

Colonial Grocery and Market
Grocer: Schwab, Gottlieb

Zenner, John P. & Son

Ice Cream & Confectionery

Laundries

Milliners

Real Estate

Deluxe Ice Cream Parlor
Sothias Bros
Karamouz Bros.

King's Model Laundry
Louis, Frank

Joy, Miss Mary

Garfield, E.& Co.
Cotton, W.F. & Co.

Sewing Machines

Undertakers

Fowler, John C.
Zenner, John P. & Son

McNerney, Cornelius W.

8

10
14
30
54
102
106
307
312
348
444
501
603
733
747
801
852
928
1009
1111
1135
1217

848

21

1144

932
950

110

404
1142

108
848

503



1925 Oak Park Directory Classified Listings - Madison Street Businesses

Some categories consolidated from original listing; sorted by street number.

Auto Repair
Main Garage
Shand, William
Reiber, J. W.
Stacy Ed
Electric Car Servie Co.
Douglas, Henry
Tyk, R.P.
Oak Leaf Garage
Autos and Accessories
Wargny, A.L. Inc.
Mudd, Ray F. Motor Co.
Barrow Bros. Motor Co.
O.P. Sales and Servie
Harrigan T.G., Jr.
Crandall Motorcar Co.
Massey & Motor Co.
Radway Sales Co.
Levin, Irving
O'Brien Martin J. Co.
Auto Equipment Co.
Hill Motor Sales, Co
Murray Service & Motor Co.
Cooley Bros.
Buick Motor Co.
Euclid Motor Car Co.
Siegal Auto Radiator Co.

Acorn Battery & Radio Shop

Oak Park Tire Co.

Madison Motor Co

Marquardt-Schmucker Co.

Hupmobile Service Station

Lucal-Kelly Co.

Stirling Tire & Radion Shop

Becker, F.L.

Oak Park Flint Co.
Barbers

Candy and Confectioners
Koclanes, Gust
Jonell, Elizabeth
Danz, W.A.

Clothing
Ladies' Clothing
Krizenecky F.J.
Furs: Teitlebaum, Nathan
Jewelery
Ryan Hat Shop
Ladies' Clothing

31

514
535-539
610
720-722
936

1022
1026-1032

52
133-141
222
243-247
438-440
439-441
447-49
445

514

600

641
636-644
652-654
664-666
702
712-722
731

739

745
800-810
845-849
916-920
916-922
934
1029
1123-1125

1039
1043

2
56
58

3

5
28
114
238
819

Contractors, Tradesmen, and Building Supply

Hall, William
O'Brien
Wheeler Linoleum Co.

Oak Park Sash & Screen Co.

Standard Sanitary Mfg. Co

Leith, Francis

Whelan, R.J.

Dean, Wm.

Plumber

Meinhard, J.C.

McQueen, Thomas

Painter: Willie, Max
Doctors and Druggists

Dentist

Chiropractor: Hill & Hill

Dentist

Druggist

Druggist

Dentist

Dentist

Druggist

Druggist

Dentist

Druggist

Oak Park Drug Co.

Druggist

Druggist

3

14
38
242
260
501
512
633
924
1000
1041
1121

36
132
268
300
330
501
549
727
854
1001
1053
1145

Dry Goods

Florist

Furniture

Charles Furniture Co.
Gas

Agni Motor Fuel Co.

Texas Co.

Sinclair Oil
Gifts/Novelties

Grocers and Restaurants
Funnall's Cafeteria
Grocer / butcher
Restaurant
Schallenmuller Bakery
Butcher
National Tea Co.
Grocer / butcher
Great A&P Tea Co
Butcher
Fruit
Grocer
Bakery
Bakery
Bakery
National Tea Co.
Butcher
Fruit
Deli
Restaurant
Grocer / butcher
Great A&P Tea Co
Bakery
Fruit
Butcher
Grocer / butcher
Grocer
Burke Home Bakery
Butcher
National Tea Co.
Deli
Grocer / butcher
Restaurant
National Bicuit Co.
Grocer / butcher
Bakery
Butcher
Great A&P Tea Co
Butcher
National Tea Co.
Fruit
Deli
Fruit
National Tea Co.

Hardware
Hardware
Gilchrist Hardware
Hardware
Hardware

Laundries

Radios

Real Estate
Bellock CP & Co.
O'Connor Bros

26
729

1018-1020

1012

341
401
726

110

202
1007
1009
940-942

4
6

7

12
16
18
20
30
32
40
102
104
200
262
300
302
306
309
310
408
426
428
432
434
444
603
607
733
735
737
747
805
827-831
852
884
944
1002
1006
1008
1010
1011
1147
1148

128
513
850
1005

662
106
946

238
934
1127

58
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1 - 19 Madison Street
Significance No Merit

Current First Bank of Oak Park
Owner

Current Use First Bank of Oak Park

Front Orientation N Number of Stories 2
Style/Detailing ‘Contemporary
Wall Material(s) Brick
‘Limestone
|
Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Sullivan-inspired entrance arch with clock above.

PIN Number 16-17-107-035

Historic Information

Date or Approx. Decade 1991
Architect Nagle Hartray
Contractor

Original Owner First Bank of Oak Park

Field Notes L] Part of "Motor Row" Theme

The portion at the Austin Avenue corner dates to 1921
[Historic view, "Oak Park Pictorial History"] The
western portion was a high quality modernist design
[Historic view, Nagle Hartray]

‘ Original or Prior Uses
First Bank of Oak Park

Additions/Alterations

History Notes

The current bank building consists of several
earlier buildings that were drastically altered to
a design by the firm Nagle Hartray in 1991.
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1 - 19 Madison Street PIN Number ‘ 16-17-107-035
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2 - Madison Street PIN Number 16-08-323-025
Significance  Structure of Merit
Current Madison Austin Building
Owner

Current Use Pay Day Loan

Front Orientation SE Number of Stories 2
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Aluminum, double hung

Visible Roof Materials ‘

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1922 ‘ Original or Prior Uses
Architect M. L. Sable ‘ confectioners [1925 directory]
Contractor ‘

Original Owner Sothras Brothers Additions/Alterations

Field Notes | Part of "Motor Row" Theme

History Notes
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MADISON STREET CORRIDOR SURVEY

4 - Madison Street
Significance Significant
Current Kyun Se Seok
Owner

Current Use Athlete's Foot

Front Orientation S Number of Stories

Style/Detailing ‘Beaux Arts
Wall Material(s) Brick
‘Terra Cotta
‘Glazed Brick (green)
Storefront ‘Aluminum
Other Windows ‘Aluminum, double hung

Visible Roof Materials

Overall Condition ‘Fair
Notable Features

Terra cotta ornament

2

PIN Number

16-08-323-024

Historic Information
Date or Approx. Decade 1912
Architect

Contractor Pillinger Brothers

Original Owner A. Eichenberger

Field Notes

Some terra cotta ornament on this building may be
from a pattern book designed by Louis Sullivan.

L] Part of "Motor Row" Theme

Original or Prior Uses
Funnall's Cafeteria [1925 directory]

Additions/Alterations

History Notes
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6 — Moadison Street PIN Number 16-08-323-023
Significance No Merit
Current Jerome W. Ketzback
Owner

Current Use Anne's Plus

Front Orientation S Number of Stories 2
Style/Detailing ‘Modernist
‘Limestone
Storefront ‘Aluminum
Other Windows ‘Aluminum, double hung

|

|

|

Wall Material(s) Brick |
|

|

|

|

Visible Roof Materials ‘Painted Metal ‘
|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1915 ‘ Original or Prior Uses
Architect ‘ grocer / butcher [1925 directory]
Contractor John W. Kinnare ‘
Original Owner A. Eichenberger Additions/Alterations
New facade, circa 1960s
Field Notes | Part of "Motor Row" Theme

History Notes
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10 — Moadison Street PIN Number 16-08-323-022
Significance  Structure of Merit
Current Jerome W. Ketzback _"-. St N
Owner .'_I:ﬁ_. -

Current Use Ahmed Salon

Front Orientation S Number of Stories 2
Style/Detailing ‘Commercial
‘Limestone
Storefront ‘Aluminum/Plywood
Other Windows ‘Aluminum Double Hung

|

|

|

Wall Material(s) Brick |
|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1910s ‘ Original or Prior Uses

Architect ‘ Karm's Specialty Shop [OL 1/31/1957 p.7]
Contractor ‘

Original Owner Additions/Alterations

Field Notes | Part of "Motor Row" Theme

History Notes
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12 — Moadison Street

Significance  Structure of Merit
Current Jerome W. Ketzback
Owner

Current Use Laury's Bakery

Front Orientation S Number of Stories
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Ceramic Tile
Glazed Brick
Storefront ‘Aluminum
Other Windows ‘Aluminum Double Hung

Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

2

Distinctive mid-century storefront with bowed glass.

MADISON STREET CORRIDOR SURVEY

PIN Number

16-08-323-

021

Historic Information

Date or Approx. Decade 1913
Architect
Contractor W. J. Mueller

Original Owner W. J. Mueller

Field Notes

L] Part of "Motor Row" Theme

Original or Prior Uses

Mueller's Bakery [1915 and 1925 directories
OL 7/11/1946 p. 42]

Additions/Alterations

History Notes

This building has apparently been a bakery
continuously since original construction.

2
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MADISON STREET CORRIDOR SURVEY

14 — Moadison Street

Significance  Structure of Merit
Current Jerome W. Ketzback
Owner

Current Use Queen's Beauty Supply

Front Orientation S Number of Stories

PIN Number 16-08-323-020

=

‘ h

Style/Detailing ‘Commercial ‘ : '
Wall Material(s) Brick |

Glazed Brick |

‘Limestone ‘
Storefront ‘Aluminum ‘ :
Other Windows ‘ ‘ -
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘
Notable Features
Historic Information
Date or Approx. Decade 1913 ‘ Original or Prior Uses
Architect ‘ Resta}urant [19'15 directory] .
Contractor W. 1. Muller ‘ O'Brien Electric Co. [1925 directory]

Original Owner W. J. Mueller

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations

History Notes
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Gaw Badd

20 — Madison Street
Significance  Structure of Merit

Current Kyun Se Seok

Owner

Current Use K-Stone Beauty Supply

Front Orientation S Number of Stories

PIN Number

16-08-323-018

Style/Detailing ‘Commercial
Wall Material(s) Brick
Glazed Brick
‘Limestone
Storefront ‘Aluminum
Other Windows ‘
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1915 ‘ Original or Prior Uses
Architect ‘ grocer [1925 directory]; A & P Food Store
Contractor Tohn W. Kinnare ‘ [1949]; Lee 5 and 10 Cent Store [1954]

Original Owner John W. Kinnare

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations

History Notes
Historic view: 1954, from "Oak Leaves"
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26 — Moadison Street PIN Number 16-08-323-017
Significance Structure of Merit ‘ ~ B iy
Current bank trust
Owner

Current Use Oak Park Video & Beeper

Front Orientation S Number of Stories 2
Style/Detailing ‘Commercial
Wall Material(s) Brick

‘Limestone

|

|

|

|
‘Enamel/Glass Panel ‘
Storefront ‘Aluminum ‘
Other Windows ‘Aluminum Double Hung ‘
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘
Notable Features

In terrazzo paving at entrance is the name "Dubin's."

Historic Information

Date or Approx. Decade 1914 ‘ Original or Prior Uses

Architect ‘ cleaner and tailor [1915 directory]; dry goods
- [1925 directory]

Contractor John W. Kinnare ‘

Original Owner John W. Kinnare Additions/Alterations

Field Notes | Part of "Motor Row" Theme

History Notes
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26 — Moadison Street PIN Number 16-08-323-017
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28 — 32 Madison Street PIN Number 16-08-323-016

y

Significance No Merit

Current bank trust
Owner

Current Use Offices

Front Orientation SW Number of Stories 2
Style/Detailing ‘Modernist
Wall Material(s) Brick

‘Aluminum
Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed

|

|

|
‘Wood ‘ =

|

|

|
Visible Roof Materials ‘ ‘

|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1959 ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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500 — Lyman Avenue PIN Number 16-17-106-001
Significance No Merit
Current
Owner

Current Use Vacant

Front Orientation W Number of Stories 2 ‘ _'
Style/Detailing ‘Crafstman/Arts and Crafts ‘ ru 4
Wall Material(s) Vinyl Siding

Storefront

Other Windows ‘

Visible Roof Materials ‘Asphalt shingle
Overall Condition ‘Poor

Notable Features

Historic Information

Date or Approx. Decade 1904 ‘ Original or Prior Uses

Architect B.F. George Residential

Contractor B.F. George ‘

Original Owner Additions/Alterations
Front porch is not original.

Field Notes | Part of "Motor Row" Theme

Detached garage behind

History Notes
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504 — Lyman Avenue PIN Number 16-17-106-002
Significance No Merit Thn
Current
Owner

Current Use Vacant

Front Orientation W Number of Stories 2
Style/Detailing ‘Crafstman/Arts and Crafts
Wall Material(s) Vinyl Siding

Storefront ‘None/N ot Applicable
Other Windows ‘Vinyl Double Hung

Visible Roof Materials ‘Asphalt shingle
Overall Condition ‘Poor

Notable Features

Historic Information

Date or Approx. Decade 1904 ‘ Original or Prior Uses
Architect B.F. George ‘ Residential
Contractor B.F. George ‘
Original Owner Additions/Alterations

Front porch enclosed

Field Notes L] Part of "Motor Row" Theme

Large hole through roof at enclosed front porch.
History Notes
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506 — Lyman Avenue PIN Number 16-17-106-003
Significance No Merit 1 ;
Current
Owner

Current Use Vacant

Front Orientation W Number of Stories 2 ‘
Style/Detailing ‘Colomal Revival

Wall Material(s) ‘Cement shingle

Storefront ‘None/N ot Applicable

Other Windows ‘Vinyl Double Hung

Visible Roof Materials ‘Asphalt shingle
Overall Condition ‘Poor

Notable Features

Historic Information

Date or Approx. Decade 1904 ‘ Original or Prior Uses
Architect B.F. George ‘ Residential
Contractor B.F. George ‘
Original Owner Additions/Alterations

Front porch has been enclosed

Field Notes L] Part of "Motor Row" Theme

History Notes
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44 — 50 Madison Street PIN Number 16-08-322-034
Significance No Merit e T S
Current bank trust
Owner

Current Use CEDA/Oak Park Headstart

Front Orientation S Number of Stories 2 ‘
Style/Detailing ‘Modernist
Wall Material(s) Brick
‘Limestone
|
Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed

Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1970s ‘ Original or Prior Uses
Architect ‘
Contractor ‘
Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes

site of Village Motors Used Cars [1946]
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52 — 54 Madison Street PIN Number 16-08-322-030

Significance No Merit

Current Richard S. Pearson
Owner

Current Use Anne's Ladies Fahion

Pearson TV
Front Orientation S Number of Stories |
Style/Detailing ‘Modernist
Wood Siding
Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed

|

|

|

Wall Material(s) Brick |
|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1960s ‘ Original or Prior Uses
Architect ‘
Contractor ‘
Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes

Replaced a 1909 retail building on this site.
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56 — Madison Street
Significance No Merit
Current Dr. Khurana Maya Austin
Owner

Current Use Maya Austin Medical Center

SRR

PIN Number

Front Orientation S Number of Stories 2 ‘
Style/Detailing ‘Commercial ‘
Wall Material(s) Brick |
‘Limestone ‘
Wood Siding |
Storefront ‘Inﬁlled ‘
Other Windows ‘Wood Double Hung ‘
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘
Notable Features
Historic Information
Date or Approx. Decade 1908 ‘ Original or Prior Uses
Architect ‘ confectioner [1925 directory]
Contractor Phil Lauth

Original Owner Otto Koch

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations

Original cornice removed

History Notes
One-story addition constructed at rear in 1963.



it S

- '~§ MADISON STREET CORRIDOR SURVEY

I* , “y OAK PARK

A

Gaw Badd

58 — Madison Street
Significance  Structure of Merit

Current
Owner

Joseph R. Curcio

Current Use Law Offices of Jennifer A. Blanc

Front Orientation 5 Number of Stories

PIN Number

16-08-322-028

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Good
Notable Features
Parapet decoration
Historic Information
Date or Approx. Decade 1921 ‘ Original or Prior Uses
Architect J.J. Cerny ‘ confectioner [1925 directory]
Contractor J. Braeske ‘

Original Owner William Danz

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations

Lannon stone at storefront

History Notes
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58 — Moadison Street PIN Number 16-08-322-028
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101 —
Significance No Merit
Current
Owner

Current Use Offices

Front Orientation N
Style/Detailing
‘Wall Material(s)

Storefront

Other Windows
Visible Roof Materials
Overall Condition

Notable Features

Moadison Street

Number of Stories
‘Modernist
EIFS
‘Steel structural frame
|
‘Aluminum
‘Aluminum Fixed

‘Fair

PIN Number

16-17-105-035

Historic Information
Date or Approx. Decade

F. Reno

Architect

Contractor

1964

Pelg Construction

Original Owner Maywood Proviso Trust

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

Original marble cladding replaced by EIFS in
1999. See photograph of original appearance in
OL 6/23/1999.

History Notes
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439 — 441 Taylor Street PIN Number 16- 08 321-031
Significance  Structure of Merit :
Current
Owner

Current Use apartments

Front Orientation E Number of Stories 4
Style/Detailing ‘
Wall Material(s) Brick
‘Terra Cotta
|
Storefront ‘None/N ot Applicable
Other Windows ‘Vinyl Double Hung
Visible Roof Materials ‘Clay Tile
Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1920s ‘ Original or Prior Uses
Architect ‘
Contractor ‘
Original Owner Additions/Alterations

Windows replaced

Field Notes L] Part of "Motor Row" Theme

History Notes
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439 — 441 Taylor Street PIN Number 16-08-321-031

\




it S

i M"" OAK PARK
I it I MADISON STREET CORRIDOR SURVEY

102 — 104 Madison Street PIN Number 16-08-321-029
Significance No Merit ‘
Current Robinson
Owner

Current Use T-N-T Speed Wash

Front Orientation S Number of Stories 1 ‘
Style/Detailing ‘Commercial ‘
Wall Material(s) Brick |
‘Limestone ‘

Storefront Aluminum
Other Windows ‘ ‘
|

Visible Roof Materials ‘

Overall Condition ‘Poor

Notable Features

Historic Information

Date or Approx. Decade 1912 ‘ Original or Prior Uses

Architect ‘ grocer [1915 and 1925 directories]
Contractor Guaranty Construction Co.

Original Owner O. E. Harlegen Additions/Alterations

Field Notes L] Part of "Motor Row" Theme

Cracking and previous patchwork in brick masonry
History Notes
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108 — Moadison Street
Significance No Merit

Current Bennie Fernandez

Owner

Current Use Sheema's Soul Food & Deli

Front Orientation S Number of Stories

PIN Number

16-08-321-026

Style/Detailing ‘Georgian Revival
Wall Material(s) Brick
‘Wood
|
Storefront ‘Inﬁlled
Other Windows ‘Wood Casement
Visible Roof Materials ‘Asphalt Shingle
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1960s ‘ Original or Prior Uses
Architect ‘
Contractor ‘

Original Owner

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations

History Notes
Replaced a 1906 retail building on this site.
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110 — 112 Madison Street
Significance No Merit

Current John Pullano

Owner

Current Use Retail

Front Orientation S Number of Stories

PIN Number

16-08-321-025

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
Aluminum Siding
Storefront ‘Aluminum
Other Windows ‘
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1920s ‘ Original or Prior Uses
Architect ‘
Contractor

Original Owner

Field Notes

Current retail, east to west: Fima African Hair
Braiding; vacant; Mane Solution barbers.

L] Part of "Motor Row" Theme

Additions/Alterations

History Notes
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114 — Moadison Street

Significance  Structure of Merit
Current John Pullano
Owner

Current Use C.E. Dienberg and Sons Printers

PIN Number

16-08-321-024

Front Orientation S Number of Stories 2 ‘
Style/Detailing ‘Commercial ‘
Wall Material(s) Brick |
‘Limestone ‘
| |
Storefront ‘Aluminum ‘
Other Windows ‘Vinyl Double Hung ‘
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘
Notable Features
Historic Information
Date or Approx. Decade 1923 ‘ Original or Prior Uses
Architect Harry Stevens ‘ jewelery [1925 directory]
Contractor Charles Lindberg

Original Owner O. P. Shine

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations

History Notes
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116 — 120 Madison Street
Significance Significant

Current Easter Seal Society
Owner

Current Use Willett Center/Easter Seals of Chicago

Front Orientation S Number of Stories 1
Style/Detailing ‘Prairie
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Aluminum Fixed

Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features

Ornamental limestone trim

PIN Number 16-08-321-023

Historic Information

Date or Approx. Decade 1921
Architect E. E. Roberts-Arthur Maiwurm
Contractor

Original Owner Oak Park Cleaners & Dyers

Field Notes L] Part of "Motor Row" Theme

Original or Prior Uses

Oak Park Cleaners & Dyers [1921 to at least
1950s]

Additions/Alterations

History Notes
Historic view: circa 1925, from postcard
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it S

! M"" . OAK PARK
I-' I MADISON STREET CORRIDOR SURVEY

123 — Madison Street PIN Number 16-17-104-032
Significance  Significant (National Register potential)

Current Village of Oak Park
Owner

Current Use Village Hall and Police Department

Front Orientation N Number of Stories 2
Style/Detailing ‘Modernist

‘Concrete
Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed

|

|

|

Wall Material(s) Brick |
|

|

|

|

Visible Roof Materials ‘Sheet metal ‘
|

Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1974 ‘ Original or Prior Uses
Architect Harry Weese & Associates ‘

Contractor ‘

Original Owner Oak Park Village Hall Additions/Alterations
Field Notes L] Part of "Motor Row" Theme

A distinctive example of mid-twentieth century
modernism by a nationally-known Chicago architect.
The eligibility of this building for National Register =~ Design developed in 1973. Built at a cost of
listing should be considered once it reaches 50 years  $4.5 million. Dedicated on 4 July 1975.

in age. Sculpture "The Pathfinder" by Geraldine
McCullough placed in 1982.

History Notes
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124 — 126 Madison Street PIN Number 16-08-321-022
Significance  Significant (National Register potential)
Current L. Sahagian & D. Stewart
Owner

Current Use Sahagian Associates, Inc.

|
Front Orientation S Number of Stories 2 ‘
|
|
|
A
|

Style/Detailing ‘Tudor Revival
Wall Material(s) Stone
‘Limestone
|
Storefront ‘None/N ot Applicable
Other Windows ‘Steel Casement with Leaded
Visible Roof Materials ‘Slate
Overall Condition ‘Good

Notable Features

Side Alley with gate and canopies

Historic Information

Date or Approx. Decade 1920 ‘ Original or Prior Uses
Architect Francis M. Barton ‘ Haggard Mortuary
Contractor Guy & McClintock ‘

Original Owner W. A. Haggard Additions/Alterations

Very well preserved with no discernable

. exterior alterations.
Field Notes L] Part of "Motor Row" Theme

History Notes

Rear porch added 1922. Garage added 1924.
One story brick addition 1937.
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128 — 132 Madison Street PIN Number 16-08-321-020
Significance Significant

Current Oak Park Residence Corp.
Owner

Current Use Retail/apartments

Front Orientation S Number of Stories 3
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Terra Cotta
|
Storefront ‘Aluminum
Other Windows ‘Aluminum Double Hung
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Terra Cotta ornament
One surviving original cast iron storefront column

Historic Information

Date or Approx. Decade 1922 ‘ Original or Prior Uses

Architect Lowenberg & Lowenberg ‘ hardware store / drug store [1925 directory]
Contractor Weinstein & Rizinsky ‘

Original Owner Sidelsky & Weinstein Additions/Alterations

Field Notes | Part of "Motor Row" Theme

Other addresses include 438 through 442 Lombard

Avenue. History Notes

Existing retail, east to west: Frank's Barber Shop; Acquired by Oak Park Residence Corp. in 1989
Class Plus Boutique clothing; Dino's Pizzeria after protracted legal battle and rehabbed by

Village in 1990 for $400,000.
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128 — 132 Madison Street PIN Number 16-08-321-020
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202 — 210 Madison Street PIN Number 16-08-320-024
Significance No Merit
Current bank trust
Owner

Current Use utility substation

Front Orientation S Number of Stories |
Style/Detailing ‘

Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed

|

|

|

Wall Material(s) Brick |
|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1970s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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218 — Madison Street PIN Number 16-08-320-019
Significance Structure of Merit ‘ -

Current Park District of Oak Park
Owner

Current Use Park District of Oak Park

Front Orientation S Number of Stories 2
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
EIFS
Storefront ‘Aluminum
Other Windows ‘Aluminum Fixed
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

One-story portions at either side

Historic Information

Date or Approx. Decade 1923 ‘ Original or Prior Uses

Architect ‘ Oak Park Motor Sales Co. Dodge & Plymouth
[1936]; Tri-Par Radio Co. [1953]

Contractor H.P. Jensen

Original Owner Bucholtz & Auxhold Additions/Alterations
An awkward and unsympathetic remodelling of
a 1920s car dealership.

Field Notes Part of "Motor Row" Theme

Park District is reviewing its use of this building and

some functions may be moved to another location. History Notes

Remodelled by Park District of Oak Park in
2000. Used as office space by Park District
since 1988.
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228 — 230 Madison Street
Significance  Structure of Merit
Current Drift Oaks Partners
Owner

Current Use General Energy Corp.

Front Orientation S Number of Stories

Style/Detailing ‘Modernist
Wall Material(s) Stone
Wood Siding
‘Brick
Storefront ‘Aluminum
Other Windows ‘Aluminum Fixed
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Roof shape
Exterior second floor walkway.

16-08-320-018

Historic Information

Date or Approx. Decade 1963
Architect Robert Taylor
Contractor

Original Owner Thomas Spelson

Field Notes

The eligibility of this structure for local landmark
designation should be reviewed when it reaches 50
years in age. Further research would be needed to
establish the architectural historical context of this
building in considering its eligibility.

L] Part of "Motor Row" Theme

Original or Prior Uses

Additions/Alterations

History Notes

An interesting and generally unaltered mid-
century modern office building.
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231 — Moadison Street PIN Number 16-17-102-007
Significance No Merit ;
Current
Owner

Current Use Garden Flower Sales

Front Orientation N Number of Stories 2

Style/Detailing ‘Queen Anne

Storefront ‘ L& ]
Other Windows ‘Wood Double Hung

|

|

|

Wall Material(s) Brick |
|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1915 ‘ Original or Prior Uses
Architect ‘ Residential

Contractor W. F. Higgins ‘

Original Owner John B. Miller Additions/Alterations

A third similar house (also part of garden shop)
at 229 Madison Street has been demolished

2 ” ”
Field Notes L] Part of "Motor Row" Theme within the last few years.

House to the left in photographic views. See also 233 .
Madison History Notes
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233 - Madison Street PIN Number 16-17-102-006
Significance No Merit i : ‘ 5 Al

Current Barbara A. Nurse
Owner

Current Use Garden Flower Sales

Front Orientation N Number of Stories 2
Wall Material(s) Brick

Storefront ‘ s
Other Windows ‘Wood Double Hung

|

|

Style/Detailing ‘Queen Anne ‘
|

|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1914 ‘ Original or Prior Uses
Architect ‘ Residential

Contractor W. F. Higgins ‘
Original Owner John B. Miller Additions/Alterations

Field Notes L] Part of "Motor Row" Theme

House to the right in photographic views. See also 231
Madison History Notes
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238 — 240 Madison Street PIN Number 16-08-319-026
Significance No Merit
Current P & J Cleaners
Owner

Current Use P & J Cleaners

Front Orientation SE Number of Stories 1
Style/Detailing ‘

Wall Material(s) EIFS

Storefront ‘Aluminum

Other Windows ‘

Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade ‘ Original or Prior Uses
Architect ‘
Contractor ‘
Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes

Possibly a heavily remodeled building dating to
1912.
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242 — 244 Madison Street PIN Number 16-08-319-025
Significance No Merit I
Current Dr. A.N. Bascharon
Owner

Current Use Oak Park Animal Hospital

|
|
Style/Detailing ‘ ‘
|
|
|
|
|

Front Orientation S Number of Stories 1
Wall Material(s) EIFS

Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed

Visible Roof Materials

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1980s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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248 — Moadison Street PIN Number 16-08-319-022
Significance No Merit | - ] '
Current Donn D. Todd
Owner

Current Use

Visible Roof Materials ‘

Front Orientation S Number of Stories 1
Style/Detailing ‘ ‘
Wall Material(s) Stone |
‘Brick ‘
| |
Storefront ‘None/N ot Applicable ‘
Other Windows ‘Aluminum Fixed ‘
|
|

Overall Condition ‘Fair

Notable Features

Historic Information
Date or Approx. Decade 1958 ‘ Original or Prior Uses
Architect Edward Busche ‘
Contractor Powell-Korff-Rosenfeld ‘

Original Owner Henry Wilfinger Additions/Alterations

Field Notes L] Part of "Motor Row" Theme

History Notes
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260 — 262 Madison Street

Significance Significant

Current Village of Oak Park

Owner

Current Use Village of Oak Park - Garage/Fleet
Service

Front Orientation S Number of Stories

PIN Number

16-08-319-019

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Articulated parapet wall
Historic Information
Date or Approx. Decade 1920 ‘ Original or Prior Uses
Architect E. E. Roberts ‘ Hills Motor Sales Co. [1920 to 1950s]
Contractor H. C. Jensen ‘

Original Owner G.A. Kreis and F.A. Hill

Field Notes

Part of "Motor Row" Theme

Additions/Alterations

History Notes
Historic view: 1947, "Oak Leaves"
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260 — 262 Madison Street PIN Number 16-08-319-019
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264 — 268 Madison Street
Significance  Structure of Merit
Current Harry Spannuth
Owner

Current Use H&R Block

Front Orientation SW Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Articulated parapet wall

PIN Number

16-08-319-018

Historic Information

Date or Approx. Decade 1922
Architect R. L. Himmelblau
Barrett Construction Co.

Original Owner Plotke & Grosby

Contractor

Field Notes
The storefront at 264 is part of this building but is

Street).

Part of "Motor Row" Theme

used by Oak Park Fleet Service (see 260-262 Madison

‘ Original or Prior Uses

Additions/Alterations

History Notes
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300 — 308 Madison Street PIN Number 16-08-318-009
Significance Significant ‘
Current Derrel McDavid

Owner

Current Use Apartments/retail

Front Orientation SE Number of Stories 2
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Terra Cotta
‘Stone
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Decorative marble-like coloring of base course terra
cotta

Historic Information

Date or Approx. Decade 1924 ‘ Original or Prior Uses

Architect M. O. Nathan ‘ National Tea Co. (groceries, fruit, butcher)
[1925 directory]

Contractor Freevol & Smedberg ‘

Original Owner J. R. Shapiro Additions/Alterations

Field Notes L] Part of "Motor Row" Theme

Includes addresses 431 through 435 Cuyler Avenue .

300: Maya's Hair Salon History Notes

302-304: Magnificent Barber Shop
306: Private office
308: Winkler & McDavid, Ltd., CPA
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309 — Moadison Street PIN Number 16-17-101-003
Significance No Merit

Current Joseph Kyles |
P

Owner *y P N oo ;
Current Use Crystal's Hair Dynasty Ltd. . ] :'£ . .—?_'-:.l..
: . B DR e 1%
Front Orientation N Number of Stories 2
Style/Detailing ‘Modernist
Wall Material(s) Brick
‘Limestone
‘Stucco
Storefront ‘
Other Windows ‘Wood Double Hung

Visible Roof Materials ‘

Overall Condition ‘Poor

Notable Features

Historic Information
Date or Approx. Decade 1913 ‘ Original or Prior Uses
Architect ‘ deli [1925 directory]

Contractor Charles Lindberg ‘

Original Owner William Danz Additions/Alterations

This appears to be the 1913 building, with the

. front facade greatly altered circa 1940s-1950s.
Field Notes L] Part of "Motor Row" Theme

History Notes
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310 — 312 Madison Street PIN Number 16-08-318-007
Significance Structure of Merit ” ! ,,.' !

Current W. Robert James, Jr.
Owner

Current Use Dr. Robert F. Hansen, dentist
Dr. Richardson, family practice

Front Orientation S Number of Stories 2
Style/Detailing ‘Prairie
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Inﬁlled
Other Windows ‘Aluminum Double Hung

Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features

Prairie School-style central entrance for apartments

Historic Information

Date or Approx. Decade 1900s ‘ Original or Prior Uses
Architect ‘ restaurant [1925 directory]
Contractor ‘

Original Owner Additions/Alterations

Original cornice removed

Field Notes L] Part of "Motor Row" Theme

History Notes
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311 — 313 Madison Street PIN Number 16-17-101-002

Significance  Structure of Merit ‘

Current Sanford Mintz
Owner

Current Use Aamco

Visible Roof Materials ‘

Front Orientation N Number of Stories 1 ‘
Style/Detailing ‘Commercial ‘
Wall Material(s) Brick |
‘Limestone ‘

| |

Storefront ‘Glass Block ‘
Other Windows ‘ ‘
|

|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1928 ‘ Original or Prior Uses
Architect Julius Floto ‘

Contractor Charles Reed & Sons ‘

Original Owner Charles & Adelaide Reed Additions/Alterations
Field Notes Part of ""Motor Row" Theme

History Notes
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314 — Madison Street PIN Number 16-08-318-006
Significance  Structure of Merit =

Current Stroth
Owner

Current Use Pizza Palazzo

|
|
Style/Detailing ‘Commercial ‘
|
|
|
|
|

Front Orientation S Number of Stories 2
Wall Material(s) Brick
‘Limestone
Storefront ‘Aluminum
Other Windows ‘Aluminum Double Hung

Visible Roof Materials ‘

Overall Condition ‘ ‘

Notable Features

Historic Information

Date or Approx. Decade 1907 ‘ Original or Prior Uses
Architect ‘

Contractor William D. Mann ‘

Original Owner William D. Mann Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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315 — 321 Madison Street PIN Number 16-17-101-001
Significance Significant
Current Greenplan Properties
Owner

Current Use Retail/apartments

Front Orientation NW Number of Stories 3
Style/Detailing ‘Tudor Revival

‘Brick

‘Concrete Block/Cast Stone
Storefront ‘Aluminum
Other Windows ‘Aluminum Double Hung

|

|

|

Wall Material(s) Limestone |
|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1927 ‘ Original or Prior Uses
Architect Roy Hotchkiss ‘

Contractor J. L. Barrett ‘

Original Owner Horace F. Doyle Additions/Alterations
Field Notes | Part of "Motor Row" Theme

Other addresses include 504 through 508 Cuyler

Avenue. History Notes

315: Howard Driving School
315-1/2: Shapri' Shoes

317: Hype Hair Salon

319: Let's Do It Again resale shop
321: Arrow Locksmith
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328 — 330 Madison Street
Significance  Structure of Merit

Current
Owner

Current Use Retail/apartments

Front Orientation SW Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Brick and stone cornice and decorative parapet

PIN Number

16-08-318-003

Historic Information

Date or Approx. Decade 1922
Architect John Koster
Contractor S. Williams

Original Owner Mrs. Nellie Redmond

Field Notes

Avenue.

328: McCollom Realty

330: Nick's Pizza

440 Ridgeland: Ridgeland Therapeutics
438 Ridgeland: "The Fun Place"

436: Ridgeland: Village Pilates Studio

L] Part of "Motor Row" Theme
Other addresses include 436 through 440 Ridgeland

‘ Original or Prior Uses
‘ Durbin Furriers [1947]

Additions/Alterations

History Notes
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408 — Moadison Street
Significance  Structure of Merit
Current Ruth Huxhold
Owner

Current Use Urban Home Physicians

Front Orientation S Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Wood divided light casement windows at second floor

2

PIN Number

16-07-423-024

Historic Information

Date or Approx. Decade 1915
Architect
Contractor Buchholz Brothers

Original Owner F. A. Hurhold

Field Notes

L] Part of "Motor Row" Theme

Original or Prior Uses

grocer / butcher [1925 directory]

Additions/Alterations

History Notes
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410 — Moadison Street PIN Number 16-07-423-023
Significance No Merit
Current bank trust
Owner

Current Use Ron Taylor & Assoc., CPA
Trade Enterprises, hardwood floors

Front Orientation S Number of Stories |
Style/Detailing ‘Modernist
‘Limestone
Storefront ‘Aluminum
Other Windows ‘

|

|

|

Wall Material(s) Brick |
|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1974 ‘ Original or Prior Uses
Architect Arne Foss ‘

Contractor J. T. Johnson Construction ‘

Original Owner Suburban Glass Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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412 — Moadison Street
Significance  Structure of Merit
Current Carol Jenkins
Owner

Current Use Carol Jenkins, Landscape Architect
Bahai of Oak Park

Front Orientation S Number of Stories 2

Style/Detailing ‘Queen Anne
Wall Material(s) Brick

‘Limestone

|
Storefront ‘None/N ot Applicable
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘Asphalt Shingle
Overall Condition ‘Good

Notable Features

Oval, leaded glass window

PIN Number

16-07-423-022

Historic Information

Date or Approx. Decade 1905
Architect
Contractor John Lorweier

Original Owner J. M. Thompson

Field Notes L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations
Front porch is not original.

History Notes
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502 — Elmwood Avenue PIN Number 16-18-207-001
Significance  Contributing Ny 7 3
Current
Owner

Current Use Residence

Front Orientation W Number of Stories
Style/Detailing ‘Crafstman/Arts and Crafts
Wall Material(s) Stucco

Storefront ‘None/N ot Applicable
Other Windows ‘Wood Double Hung

Visible Roof Materials ‘Asphalt shingle
Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1900s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

part of Gunderson Historic District
History Notes
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504 — Elmwood Avenue
Significance Contributing
Current
Owner

Current Use Residence

Number of Stories 2

4

Front Orientation

Style/Detailing ‘Crafstman/Arts and Crafts
Wall Material(s) Stucco

‘Wood trim

|
Storefront ‘None/N ot Applicable
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘Asphalt shingle
Overall Condition ‘Good

Notable Features

PIN Number 16-18-207-002

Historic Information
Date or Approx. Decade 1900s
Architect

Contractor

Original Owner

Field Notes L] Part of "Motor Row" Theme
part of Gunderson Historic District

Original or Prior Uses

Residential

Additions/Alterations

History Notes
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435 — Madison Street
Significance  Structure of Merit

Current
Owner

Current Use Automotive Tech Center

Front Orientation N Number of Stories 1
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘

Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features

Rounded profile at parapet wall with wheel-like
decoration

PIN Number 16-18-206-002

Historic Information

Date or Approx. Decade 1923
Architect

Contractor Gilbert & Bowers

Original Owner S.M. Gunderson

Field Notes Part of "Motor Row" Theme

Could qualify as a local landmark with improvements
to storefronts.

‘ Original or Prior Uses
Crandall Motorcar Co. [1925 directory]

Additions/Alterations

History Notes
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500 — Moadison Street
Significance Significant
Current AG Investments
Owner

Current Use Madison Video

Front Orientation SE Number of Stories 3
Style/Detailing ‘Commercial
Wall Material(s) ‘Glazed Clay Block
‘Terra Cotta
‘Brick
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Alley gateway at west side
Decorative terra cotta elements

PIN Number 16-07-421-016

'y

Historic Information

Date or Approx. Decade 1927
Architect Halferin & Brown
Contractor Freevol & Smedburg

Original Owner A. Goldblatt

Field Notes L] Part of "Motor Row" Theme

Other addresses are 437 through 443 Scoville Avenue.
Portion of storefront infilled with glazed clay block.

‘ Original or Prior Uses

Additions/Alterations

History Notes
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501 — 505 Madison Street
Significance  Structure of Merit

Current Joe Ardovitch

Owner

Current Use Retail/apartments

Front Orientation N Number of Stories

PIN Number

16-18-205-009

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Vinyl Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1911
Architect
Contractor Guaranty Construction Co.

Original Owner C. Furnis

Field Notes

501: L.V. Nails
503: Harry Besserer Tailoring
505: Ruby Cleaners & Laundry

L] Part of "Motor Row" Theme

Original or Prior Uses

Oak Park Consumers' League (groceries) [1915
directory]

Additions/Alterations

History Notes
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506 — 512 Madison Street PIN Number 16-07-421-019
Significance ~ Significant P ' '
Current [condominium units]
Owner

Current Use apartments

Front Orientation S Number of Stories 3
Style/Detailing ‘Crafstman/Arts and Crafts
Wall Material(s) Brick

‘Limestone

|
Storefront ‘None/N ot Applicable
Other Windows ‘Wood Double Hung

Visible Roof Materials ‘Clay Tile
Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1915 ‘ Original or Prior Uses
Architect ‘

Contractor F.M. Smith ‘

Original Owner E. Hindsell Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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507 — 509 Madison Street PIN Number 16-18-205-008
Significance No Merit P~ 5
Current Doug Freerksen
Owner

Current Use Prairie Plus & Von Dreele Freerksen
Construction Co.

Front Orientation N Number of Stories 1
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
Wood Siding
Storefront ‘Wood
Other Windows ‘

Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features

Interesting wall mural inside - possibly a former
exterior billboard.

Historic Information

Date or Approx. Decade 1921 ‘ Original or Prior Uses

Architect Ernest Braucher barber shop

Contractor H. B. Carpenter ‘

Original Owner Gustave Drescher Additions/Alterations

Field Notes L] Part of "Motor Row" Theme

New owner is member of Oak Park Historic
Preservation Commission. Restoration is pending.
Likely could be reconsidered as "Structure of Merit"
following completion of work.

History Notes
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513 — Moadison Street PIN Number 16-18-205-006
Significance Significant
Current Andrew Gilchrist H
Owner ]

Current Use Gilchrist Hardware

Front Orientation N Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Stone
|
Storefront ‘Bronze
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Decorative stone at parapet and below storefront.

Historic Information

Date or Approx. Decade 1922
Architect George Pearson
Contractor Houston

Original Owner Andrew Gilchrist

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

History Notes

Continuously occuppied by Gilchrist Hardware
since 1920s.
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508 — Scoville Avenue PIN Number 16-18-205-039
Significance  Structure of Merit ' L} Y
Current
Owner

Current Use Residential (three flat)

Front Orientation W Number of Stories 3
Style/Detailing ‘Crafstman/Arts and Crafts
Wall Material(s) Brick

‘Limestone

|
Storefront ‘None/N ot Applicable
Other Windows ‘Wood Double Hung

Visible Roof Materials ‘Asphalt shingle
Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1920s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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516 — Moadison Street
Significance No Merit

Current Samir Fakhouri

Owner

Current Use Body Shop

Front Orientation S Number of Stories

Style/Detailing ‘
Wall Material(s) Stone
|
|
Storefront ‘Aluminum
Other Windows ‘
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Decorative panels at parapet wall

Historic Information
Date or Approx. Decade
Architect

Contractor

Original Owner

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

History Notes

Possibly a heavily remodeled building dating to
1925, designed by Lowenberg & Lowenberg
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520 — Moadison Street PIN Number 16-07-421-013
Significance No Merit
Current
Owner

Current Use Body Shop

Front Orientation S Number of Stories 1
Style/Detailing ‘
Wall Material(s) Brick
‘Metal Panel
|
Storefront ‘Aluminum
Other Windows ‘

Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1946 ‘ Original or Prior Uses
Architect Charles Kristen ‘

Contractor ‘

Original Owner John & Frank Stilton Additions/Alterations
Field Notes Part of ""Motor Row" Theme

History Notes




it S

i M"" OAK PARK
I- i s I MADISON STREET CORRIDOR SURVEY

541 — Moadison Street PIN Number 16-18-204-041
Significance No Merit
Current Oak Park School District
Owner

Current Use Qak Park School District Maintenance

garage
Front Orientation N Number of Stories 1
Style/Detailing ‘
Wall Material(s) ‘Concrete Block/Cast Stone

‘Brick

Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Sliding
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1924 ‘ Original or Prior Uses
Architect A.M. Ruttenberg ‘ public garage
Contractor H.C. Jensen ‘
Original Owner Philip Lome Additions/Alterations
Field Notes Part of "Motor Row'" Theme

This appears to be the 1924 building, remodelled for .
use by the School District circa 1970s. History Notes
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543 — Madison Street PIN Number 16-18-204-003
Significance No Merit ‘

Current RAML Company
Owner

Current Use Aarco American Auto Insurance

Front Orientation N Number of Stories |
Style/Detailing ‘Commercial
Wall Material(s) Limestone

‘Copper sheeting over masonr
‘Brick ‘
Storefront ‘Other Metal ‘
Other Windows ‘ ‘
Visible Roof Materials ‘Clay tile ‘
Overall Condition ‘ ‘

Notable Features

Historic Information

Date or Approx. Decade 1926 ‘ Original or Prior Uses
Architect B. Albert Comn ‘
Contractor Milton W. Pillinger ‘
Original Owner Albert N. Klein Additions/Alterations

Copper sheeting applied over original brick and

. limestone masonry
Field Notes L] Part of "Motor Row" Theme

History Notes
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549 — Madison Street
Significance No Merit
Current RAML Company
Owner

Current Use AARCO/Suburban Motor Club

Front Orientation N Number of Stories

PIN Number

16-18-204-039

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
Wood Siding
Storefront ‘Aluminum
Other Windows ‘Glass Block
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1911 ‘ Original or Prior Uses
Architect ‘ druggist [1915 and 1925 directories]
Contractor J. T. Grosser ‘

Original Owner C.J. Geberich

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations
Greatly altered

History Notes
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508 — 510 East Avenue PIN Number 16-18-204-040
Significance  Structure of Merit N
Current
Owner

Current Use Residential (four flat)

|
Front Orientation W Number of Stories 2 ‘ .

|

|

|

|

Style/Detailing ‘Crafstman/Arts and Crafts
Wall Material(s) Brick

‘Limestone
Storefront ‘None/N ot Applicable
Other Windows ‘Vinyl Double Hung

|
Visible Roof Materials ‘ ‘ : -
Overall Condition ‘Good ‘

Notable Features

Historic Information

Date or Approx. Decade 1910s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations

Windows replaced

Field Notes L] Part of "Motor Row" Theme

History Notes
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603 — Madison Street PIN Number 16-18-203-008
Significance  Structure of Merit Wl

Current Vadilal Shah
Owner

Current Use Soumar Animal Hospital

Front Orientation N Number of Stories 3
Style/Detailing ‘Neo—Classical Revival
Wall Material(s) Brick

‘Concrete Block/Cast Stone
Storefront ‘Inﬁlled
Other Windows ‘Wood Double Hung

|

|

|
‘Limestone ‘

|

|

|
Visible Roof Materials ‘ ‘
Overall Condition ‘ ‘
Notable Features

Third floor addition detracts from historic integrity of
this building.

Historic Information

Date or Approx. Decade 1905 ‘ Original or Prior Uses

Architect grocer [1915 and 1925 directories]

Contractor H. Koeppe ‘

Original Owner William Teleton Additions/Alterations
Third floor is a later addition.

Field Notes L] Part of "Motor Row" Theme

History Notes
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605 — Moadison Street
Significance  Structure of Merit
Current Vidilal Shah
Owner

Current Use Integrity Physical Therapy

Front Orientation N Number of Stories

Style/Detailing ‘Beaux Arts

Wall Material(s) Brick
‘Limestone
|

Storefront ‘Aluminum

Other Windows ‘

Visible Roof Materials ‘

Overall Condition ‘Fair

Notable Features

Terrazzo flooring at entrance.
Limestone ornament at parapet.

16-18-203-035
A 4

Historic Information

Date or Approx. Decade 1923
Architect
Contractor Van Sickle-Helfair Co.

Original Owner Louis Gibson

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

History Notes
New storefront installed in 2005.
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617 — Moadison Street PIN Number 16-18-203-003
Significance ~ Structure of Merit ‘ s Y
Current Jayne Mozal
Owner

Current Use Mozal & Frangos, Attorneys at Law

Front Orientation Number of Stories 2
Style/Detailing ‘Queen Anne

Wall Material(s) Brick

Storefront ‘None/N ot Applicable
Other Windows ‘Vinyl Double Hung

|

|

|
‘Limestone ‘

|

|

|
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘
Notable Features

Decorative brickwork at parapet wall

Historic Information

Date or Approx. Decade 1900s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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633 — Moadison Street

Significance  Structure of Merit
Current Peter Tsagaris
Owner

Current Use Elite Upholstering

Front Orientation N Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick

‘Limestone

|
Storefront ‘Bronze / Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Cornice
Portions of original storefront remain

2

PIN Number

16-18-202-005

Historic Information

Date or Approx. Decade 1923
Architect
Contractor Harper & Butendorft

Original Owner H.D. & W.I. Iback

Field Notes

L] Part of "Motor Row" Theme

Original or Prior Uses

William Dean, electrician [1925 directory]

Additions/Alterations

History Notes
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635 — 639 Madison Street PIN Number 16-18-202-004
Significance No Merit | '

Current Madison Street LP
Owner

Current Use Foley-Rice Cadillac Collision Center

Front Orientation N Number of Stories |
Style/Detailing ‘Commercial

Wall Material(s) Brick

Storefront ‘Aluminum

Other Windows ‘

Visible Roof Materials ‘

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1928 ‘ Original or Prior Uses
Architect William Harley, Jr. ‘ auto service station
Contractor John Steinberger ‘

Original Owner Alex Fleming Additions/Alterations

Original facade completely replaced with new

materials.
Field Notes Part of "Motor Row" Theme

History Notes
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641 — Madison Street PIN Number 16-18-202-003
Significance  Structure of Merit
Current Raymond Traynor
Owner

Current Use Office

'i

Front Orientation N Number of Stories 2
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
Wood Siding
Storefront ‘Inﬁlled
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Tile flooring at entrance

Historic Information
Date or Approx. Decade 1926 ‘ Original or Prior Uses
Architect ‘

Contractor P.J. Organ Company ‘
Original Owner L. Toth Additions/Alterations

Original storefront filled in with wood siding
and smaller windows. Two second floor

2 ” ”
Field Notes L] Part of "Motor Row" Theme windows filled in with glass block.

History Notes
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644 — Madison Street PIN Number 16-07-419-022
Significance  Significant (National Register potential)

Current Madison Street LP
Owner

-t
.
~F

Current Use Foley-Rice Cadillac

|

Front Orientation S Number of Stories 2 ‘
Style/Detailing ‘Tudor Revival ‘
Wall Material(s) Brick |
‘Terra Cotta ‘

| |

Storefront ‘Aluminum ‘
Other Windows ‘Steel Awning ‘
Visible Roof Materials ‘ ‘
Overall Condition ‘Good ‘

Notable Features

Ornamental terra cotta with human figures
Leaded glass windows at one-story eastern portion

Historic Information
Date or Approx. Decade 1923 ‘ Original or Prior Uses

Architect E.E. & Elmer Roberts Hill Motor Sales Co. (Packard)
Meetinghouse Display Co. [1980s]

Contractor Harper & Butendorff

Original Owner Hill Motor Sales Co. Additions/Alterations
Original metal canopy over main entrance
removed.

Field Notes Part of "Motor Row" Theme
History Notes

restored for Foley-Rice Cadillac in 1991.
Historic view showing 1990 appearance, from
"Wednesday Journal" Historic view showing
entrance canopy and film star Anita Stewart,
from "Oak Leaves," 4/27/1929.
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645 — 649 Madison Street PIN Number 16-18-202-001
Significance Significant ‘ ! ’ -
Current Priscilla Mante
Owner

Current Use Allstate insurance; Century 21 realty;
Historic Homes Realty

Front Orientation N Number of Stories 3 ‘
Style/Detailing ‘Tudor Revival ‘
Wall Material(s) Brick |
‘Limestone ‘
‘Terra Cotta ‘
Storefront ‘Aluminum/ Steel ‘
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘ ‘ i
Overall Condition ‘Fair ‘

Notable Features

Tile entrance
Original storefronts along Wesley Avenue

Historic Information

Date or Approx. Decade 1926 ‘ Original or Prior Uses

Architect Henry J. Appelbach ‘ Nilsen Auto Electric Service Company [1920s]
Contractor George W. Bond ‘

Original Owner George W. Bond Additions/Alterations

Field Notes Part of "Motor Row" Theme

Other addresses include 502 through 508 Wesley

Avenue. History Notes

Historic view from "Oak Leaves," [1/22/1927]
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700 — Madison Street
Significance  Structure of Merit
Current Graymorre Leasing
Owner

Current Use Car-X Auto Service

Front Orientation S Number of Stories 1
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
Wood Siding
Storefront ‘Aluminum
Other Windows ‘
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

PIN Number 16-07-418-018

LS =

Historic Information

Date or Approx. Decade 1922
Architect E.E. Roberts

Contractor Harper & Butendorff

Original Owner F. A. Hill

Field Notes Part of "Motor Row" Theme
Original address was 702 Madison

‘ Original or Prior Uses
Oak Park Buick Sales

Additions/Alterations

Building originally consisted of two identical
symmetrical portions; the western half has been
demolished, the eastern half survives.

History Notes

Opened as Buick dealership about 1923; re-
opened as independent Oak Park Buick Sales
Company in 1926.

Historic view: 1934, from "Oak Leaves"
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711 — Moadison Street
Significance  Structure of Merit
Current Madison Street LP
Owner

Current Use Foley-Rice Cadillac

Front Orientation N Number of Stories

Style/Detailing ‘Art Moderne

Wall Material(s) Brick
‘Limestone
‘Marble

Storefront ‘Aluminum

Other Windows ‘

Visible Roof Materials ‘

Overall Condition ‘Fair

Notable Features

Lighted marquee; vertical sign wall above main
entrance

PIN Number

16-18-201-032

Historic Information

Date or Approx. Decade 1948
Architect
Contractor Matero, Lindsay, & Swanson

Original Owner Nodell Motors

Field Notes

Changes to original storefront and construction of
addition now in progress.

Part of "Motor Row" Theme

‘ Original or Prior Uses

car dealership

Additions/Alterations

New addition under construction, see elevation
drawing by Errol Jay Kirsch Architects, Oak
Park, 2006.

History Notes
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725 — 727 Madison Street PIN Number 16-18-200-005

Significance  Structure of Merit ‘ 3
Current Spike's, Inc.
Owner

Current Use Spike's Dog Daycare

Front Orientation N Number of Stories 2
Style/Detailing ‘Commercial

Wall Material(s) Brick

Storefront ‘Aluminum

Other Windows ‘Vinyl Double Hung

|
|
|
‘Limestone ‘
|
|
|
Visible Roof Materials ‘ ‘
|

Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1927 ‘ Original or Prior Uses
Architect Roy Hotchkiss ‘

Contractor Robert Davis ‘

Original Owner Otto Eckert Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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741 — 745 Madison Street
Significance  Structure of Merit

Current Rose Becker

Owner

Current Use Home Scope

Front Orientation N Number of Stories

Style/Detailing ‘

Wall Material(s) Terra Cotta
EIFS

Storefront ‘Inﬁlled

Other Windows ‘

Visible Roof Materials ‘

Overall Condition ‘Good

Notable Features

Nicely detailed and well preserved terra cotta

PIN Number

16-18-200-002

F Il -

Historic Information

Date or Approx. Decade 1928
Architect Wolf
Contractor John H. Steinberger

Original Owner Paul Rausch

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

Mostly blank storefront infill detracts from
original architectural character.

History Notes
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747 — Moadison Street PIN Number 16-18-200-001
Significance No Merit \ ¥
Current
Owner

Current Use Retail

Visible Roof Materials ‘

Front Orientation N Number of Stories 1 ‘
Style/Detailing ‘ ‘
Wall Material(s) EIFS |
| |

| |

Storefront ‘None/N ot Applicable ‘
Other Windows ‘Aluminum Fixed ‘
|

|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1993 ‘ Original or Prior Uses
Architect ‘
Contractor ‘
Original Owner Additions/Alterations
Field Notes L] Part of "Motor Row" Theme

History Notes

Replaced a two-story 1914 building destroyed
by fire 23 December 1992.
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801 — 807 Madison Street
Significance Significant
Current Ralph O. Campbell & Kehoe
Owner

Current Use Retail/apartments

Front Orientation NE Number of Stories

Style/Detailing ‘Beaux Arts
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Decorative brick and limestone detailing at parapet,

piers at storefronts, and other entrances.

PIN Number

16-18-108-003

2

Historic Information

Date or Approx. Decade 1922
Architect Weller & Rippel
Contractor E. E. Waful

Original Owner E. & D. Collins

Field Notes

Other addresses include 503 through 509 Oak Park
Avenue.

801: Sear's Pharmacy

805: Western Union / Pay Day Loan

807: offices

505 Oak Park Ave: State Farm Insurance

507 Oak Park Ave: Inventive Mortgage Corp.

509 Oak Park Ave: Edward Jones Investment

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

History Notes

known as "Collins Building"

Previously site of "The Centre," 1890s [Historic
photograph, Historical Society of Oak Park and
River Forest]
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809 — Madison Street
Significance  Structure of Merit

Current Hall & Son Printing Co.

Owner

Current Use Hall & Son Printing Co.

Front Orientation N Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick

‘Terra Cotta

|
Storefront ‘Inﬁlled
Other Windows ‘Wood Casement
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Some original wood windows at second floor
Decorative terra cotta detailing

PIN Number

16-18-108-002

Historic Information

Date or Approx. Decade 1925
Architect Arthur M. Hedd
Contractor Charles Howard

Original Owner John H. Steinberger

Field Notes

designed pattern book.

L] Part of "Motor Row" Theme

Some terra cotta elements may be from Louis Sullivan

Original or Prior Uses
Vrooman Carpet Co. [1946]

Additions/Alterations
One story addition, 1926.

History Notes
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811 — Madison Street PIN Number 16-18-108-028
Significance No Merit ‘
Current John Barclay II1
Owner
Current Use Hall & Son Printing Company annex - A, ..
Front Orientation N Number of Stories 1 ‘
Style/Detailing ‘Commercial ‘
Wall Material(s) Brick |
‘Limestone ‘
‘Stucco
Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Awning ‘ -

Visible Roof Materials ‘

Overall Condition Fair | i 2,

Notable Features

Historic Information

Date or Approx. Decade 1980s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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820 — Moadison Street PIN Number 16-07-327-010
Significance No Merit
Current MediaOne
Owner

Current Use Comcast

Front Orientation S Number of Stories 2
Style/Detailing ‘Modernist

Wall Material(s) Stucco

Storefront ‘None/N ot Applicable
Other Windows ‘Aluminum Fixed

Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1927 ‘ Original or Prior Uses
Architect Albert Kahn, Inc. ‘ Cadillac-LaSalle car dealership
Contractor ‘
Original Owner Argonaut Realty Corp. Additions/Alterations

All facades completely replaced.
Field Notes Part of "Motor Row" Theme

Although drastically remodelled, this is the 1927

building. With restoration, could be reconsidered for
landmark status. Historic view from "Oak Leaves," 1/14/1928

History Notes
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838 — Moadison Street
Significance  Structure of Merit
Current Laura and Peter Nowicki
Owner

Current Use Vacant

Front Orientation S Number of Stories 3
Style/Detailing ‘Industrial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘None/N ot Applicable
Other Windows ‘Steel Pivot
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

PIN Number 16-07-326-021

Historic Information

Date or Approx. Decade 1925
Architect

Contractor John H. Steinberger

Original Owner J.M. Marsh

Field Notes Part of "Motor Row" Theme

Renovation in progress. Photographs show progress of
work December 2005 to January 2006. See architect's
drawing of new front facade - new third floor to be
added.

Original or Prior Uses
Marsh Auto Repair [1925 to at least 1940s]

Additions/Alterations

Addition, 1944. Addition and renovation,
2006, Raino Ogden Architects, Chicago.

History Notes

Historic view: 1944, from "Oak Leaves,"
appearance immediately after completion of
addition.
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844 — Moadison Street
Significance  Structure of Merit
Current Thomas Arnold
Owner

Current Use  Alltypes Fireplace & Chimney Co.

Front Orientation S Number of Stories

PIN Number

16-07-326-020

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
‘Terra Cotta
Storefront ‘Steel
Other Windows ‘
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1923 ‘ Original or Prior Uses
Architect ‘ D. Leonardi Foods [1940]
Contractor Fred Meyer ‘

Original Owner Sam Isaacs

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations
Addition, 1950.

History Notes
Historic view: 1940, from "Oak Leaves"
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845 — 847 Madison Street
Significance  Structure of Merit

Current
Owner

Town & Country

Current Use Town & Country Auto Repair
Little Beginnings Day Care

Front Orientation N Number of Stories

Style/Detailing ‘Commercial

Wall Material(s) Brick
‘Limestone
|

Storefront ‘Steel

Other Windows ‘

Visible Roof Materials

Overall Condition ‘Good

Notable Features

PIN Number

16-18-106-012

Historic Information

Date or Approx. Decade 1922
William F. Kramer
Wood-Rhode Construction

Architect
Contractor

Original Owner Charles Renfer

Field Notes

Part of "Motor Row" Theme

‘ Original or Prior Uses

Franklin Motor Co. [1922]
‘ Auburn Oak Park Co., Motor Sales [1934]

Additions/Alterations

History Notes
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846 — Madison Street
Significance  Structure of Merit

Current Leona's Pizzeria

Owner

Current Use Leona's Pizzeria (eastern part)

Front Orientation S Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick

‘Limestone
Storefront ‘Inﬁlled
Other Windows ‘Aluminum Fixed

Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

PIN Number

16-07-326-019
/

Historic Information

Date or Approx. Decade 1930
Architect George Pearson
John Duff

Original Owner Joseph Russell

Contractor

Field Notes

One original Cast Iron Storefront Post remains

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

History Notes
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848 — Madison Street
Significance  Structure of Merit

Current Leona's Pizzeria

Owner

Current Use Leona's Pizzeria (middle part)

Front Orientation S Number of Stories

PIN Number

16-07-326-018
/

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Inﬁlled
Other Windows ‘Wood Fixed
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1922 ‘ Original or Prior Uses
Architect George Pearson hardware store [1925 directory]
Contractor John Baldaszte ‘

Original Owner Joseph Russell

Field Notes

One original cast iron storefront post remains.

L] Part of "Motor Row" Theme

Additions/Alterations

History Notes
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850 — Moadison Street PIN Number 16-07-326-017

Significance  Structure of Merit ‘

Current Leona's Pizzeria
Owner

Current Use Leona's Pizzeria (western part)

Visible Roof Materials ‘

Front Orientation S Number of Stories 2 ‘
Style/Detailing ‘Commercial ‘
Wall Material(s) Brick |
‘Limestone ‘

Storefront Wood
Other Windows ‘Wood Fixed ‘
|

|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1928 ‘ Original or Prior Uses
Architect C.T. Bolterent & John B. Tisch ‘
Contractor Fred Zenner ‘
Original Owner Fred Zenner Additions/Alterations

Brick below 2nd floor sill is painted

Field Notes L] Part of "Motor Row" Theme

History Notes
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852 — 854 Madison Street
Significance Significant
Current Diana I. Alder
Owner

Current Use K&M Draperies & Blinds

Front Orientation S Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
‘Marble
Storefront ‘Steel
Other Windows ‘Vinyl Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Original storefronts
Wood cornice

3

PIN Number

16-07-326-016

Historic Information

Date or Approx. Decade 1909
Architect
Contractor Nelson & Lewin

Original Owner J. E. Barrett

Field Notes

and limestone apartment building at 438 and 440
Kenilworth Avenue, probably built 1920s

L] Part of "Motor Row" Theme
This property also includes the separate 4 story brick

Original or Prior Uses

grocer [1915 directory]
grocer / druggist [1925 directory]

Additions/Alterations

History Notes
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855 — Moadison Street
Significance No Merit
Current Daniel Defalco
Owner

Current Use Nephrology Associates

Front Orientation N Number of Stories

Style/Detailing ‘Modernist
Wall Material(s) Brick
‘Limestone
Aluminum Siding
Storefront ‘Aluminum
Other Windows ‘Aluminum Fixed
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

PIN Number

16-18-106-020

Historic Information

Date or Approx. Decade 1966
Architect Joseph Pfendt
Contractor Ragnar Benson Inc.

Original Owner Boy Scouts of America

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

‘ offices for Boy Scouts

Additions/Alterations

Limestone panels on facade originally included
Boy Scout insignia - now removed.

History Notes
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900 — 912 Madison Street
Significance Significant

Current Fred Dahmer

Owner

Current Use Retail/apartments

Front Orientation SE Number of Stories

Style/Detailing ‘Neo—Classical Revival
Wall Material(s) Brick

‘Limestone

|
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Good

Notable Features

Entrance surround at door to apartments at 908
Madison,;
Pediment at parapet; original storefronts

PIN Number

16-07-325-020

Historic Information

Date or Approx. Decade 1926
B. Leo Steif Co.

M.W. Pillinger

Original Owner Dr. Harwood

Architect

Contractor

Field Notes

Other addresses are 437 through 447 Kenilworth
Avenue

900: Advance Quick Print

902: Valeria's Shoes

904: Body Pros Personal Training

906: Avon

910: Askia African Hair Braiding

912: Shoe Repair

912-1/2: Bob's Barber

L] Part of "Motor Row" Theme

Original or Prior Uses

Additions/Alterations

History Notes
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507 — Kenilworth Avenue PIN Number 16-18-105-013
Significance  Structure of Merit
Current
Owner

Current Use residence

Front Orientation E Number of Stories 2
Style/Detailing ‘Crafstman/Arts and Crafts
Wall Material(s) Stucco

|

|
Storefront ‘None/N ot Applicable
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘Asphalt shingle
Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1900s ‘ Original or Prior Uses
Architect ‘ ReSIdel’ltlal
Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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500 — Clinton Avenue PIN Number 16-18-105-001
Significance No Merit
Current
Owner

Current Use apartments

Front Orientation N Number of Stories 3
Wall Material(s) Brick
‘Stone
Storefront ‘
Other Windows ‘Aluminum Double Hung

|
|
Style/Detailing ‘Modernist ‘
|
|
|
|
|
|

Visible Roof Materials ‘

Overall Condition ‘Fair
Notable Features

Wood framed entrance wall.
Interesting colored glass and porch at main entrance.

Historic Information

Date or Approx. Decade 1960s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

Faces north to Madison but has Clinton Avenue

address History Notes
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504 — Clinton Avenue PIN Number 16-18-105-002
Significance Structure of Merit - . i
Current
Owner

Current Use Residence

Front Orientation W Number of Stories 2
Style/Detailing ‘Crafstman/Arts and Crafts
Storefront ‘None/N ot Applicable .
Other Windows ‘Wood Double Hung

Visible Roof Materials ‘Asphalt shingle

|
|
|
Wall Material(s) Stucco |
|
|
|
|
|
Overall Condition ‘Good ‘

Notable Features

Historic Information

Date or Approx. Decade 1900s ‘ Original or Prior Uses
Architect ‘ ReSIdel’ltlal
Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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932 — 942 Madison Street
Significance No Merit

Current Charles Robinson

Owner

Current Use Retail

Front Orientation SE Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Wood Siding
Storefront ‘Inﬁlled

Other Windows ‘Aluminum Fixed

Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

PIN Number 16-07-324-024

Historic Information

Date or Approx. Decade 1911
Architect
Contractor L. A. Laughlin

Original Owner George Meddendorf

Field Notes

932: Ramel's Oriental Store

934: Dr. Elsa M. Merin Family Practice
940: Robinson's Ribs Restaurant

944: Dora's Hair Braiding

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

laundry / tailor / dry goods [1915 directory]
‘ auto repair / gifts [1925 directory]

Additions/Alterations

All exterior materials covered with wood
siding; most original storefronts enclosed.
Original pattern of bays barely perceptible.

History Notes
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970 — Moadison Street PIN Number 16-07-324-032
Significance No Merit ‘
Current Oak Park School District k‘:
Owner = *1:’? =

5 I_
"

Current Use QOak Park Elementary Schools
Administrative Offices

Visible Roof Materials ‘

Front Orientation W Number of Stories 2 ‘
Style/Detailing ‘ ‘
Wall Material(s) ‘Concrete Block/Cast Stone ‘
‘Brick ‘

EIFS |

Storefront ‘Inﬁlled ‘
Other Windows ‘Aluminum Double Hung ‘
|

|

Overall Condition ‘Fair

Notable Features

Historic Information

Date or Approx. Decade 1945 ‘ Original or Prior Uses
Architect Casriel Halperin ‘
Contractor Halperin Brothers ‘
Original Owner Henry Marcus Additions/Alterations

Greatly remodelled for office space; two story
portion along Home Avenue retains 1945

. " "
Field Notes L] Part of "Motor Row" Theme character.

History Notes
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1000 — Moadison Street
Significance Significant
Current A. A. Fraioli
Owner

Current Use Frame House

Front Orientation S Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Steel
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Decorative limestone details
Divided light sash at second floor windows

PIN Number

16-07-323-038

Historic Information

Date or Approx. Decade 1922
Architect James Burns
Contractor John Kinnare

Original Owner E. C. Kenny

Field Notes
West half is one story

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

electrician / Great A&P Tea Co. (groceries)
[1925 directory]

Additions/Alterations

History Notes
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1001 — 1005 Madison Street
Significance Significant

Current John D. Regan
Owner

Current Use Regan Electric Co., Inc.
Black Belt Excellence martial arts

Front Orientation NE Number of Stories 2
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Steel
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Curved corner at intersection
Original storefronts

PIN Number 16-18-103-007

Historic Information

Date or Approx. Decade 1927
Architect

Contractor Sebek & Polny

Original Owner Frank Knowrek

Field Notes L] Part of "Motor Row" Theme

Two story portion toward corner, one story portion
west half along Madison Street.

Original or Prior Uses

Additions/Alterations

History Notes
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1006 — 1010 Madison Street
Significance  Structure of Merit

Current
Owner

Village Players Theater

Current Use Village Players Theater

Front Orientation S Number of Stories

Style/Detailing ‘Commercial

Wall Material(s) Brick
‘Limestone
EIFS

Storefront ‘Steel

Other Windows ‘

Visible Roof Materials ‘

Overall Condition ‘Fair

Notable Features

Decorative limestone at parapet wall.

PIN Number

16-07-323-037

Historic Information

Date or Approx. Decade 1922
Architect James Burns
Contractor John Kinnare

Original Owner John Cotsirilos

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

‘ National Tea Co. (groceries) [1925 directory]

Additions/Alterations

Small marquee added; all but 2 storefronts
filled in.

History Notes
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1007 —
Significance Significant

Peter J. Zaluba

Moadison Street

Current
Owner

Current Use Shredding Store

Front Orientation N Number of Stories

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Steel
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Original storefront with prism glass transom
Tile flooring at recessed entrance

PIN Number

16-18-103-006

Historic Information

Date or Approx. Decade 1922
Architect Harry Stevens
Contractor T. Peterson

Original Owner David Tardum

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses
gifts [1925 directory]

Additions/Alterations

History Notes
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PIN Number

Madison Street

1007 —
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1009 — 1011 Madison Street
Significance  Structure of Merit

Current Gino Luchetti

Owner

Current Use Tagit Resale Shop
Pointing Inc.

Front Orientation N Number of Stories

PIN Number

16-18-103-005

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Aluminum
Other Windows ‘Vinyl Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1913 ‘ Original or Prior Uses
Architect ‘ deli [1915 and 1925 directories]
Contractor Bueltner & Butendorff ‘

Original Owner F. H. Sears

Field Notes

L] Part of "Motor Row" Theme

Additions/Alterations

History Notes
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1047 — 1053 Madison Street
Significance Significant

Current
Owner

Current Use Retail/apartments

Front Orientation N Number of Stories 3
Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Terra Cotta
Wood Siding
Storefront ‘Aluminum
Other Windows ‘Wood Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Very decorative terra cotta detailing
Variety of window sash/openings

PIN Number 16-18-102-001

Historic Information
Date or Approx. Decade 1924

Architect William Pagels
Contractor Van Sickle & Helfer
Original Owner Phil Yavitz

Field Notes L] Part of "Motor Row" Theme

Other addresses include 504 through 510 Wisconsin
Avenue; restoration pending.

1047: No Static Recordings

1049: Oak Park Glass and Mirror

1051: apartment entrance

1053: vacant

‘ Original or Prior Uses
druggist [1925 directory]

Additions/Alterations
Corner storefront remodelled

History Notes

Some decorative terra cotta elements may be
from Louis Sullivan designed pattern book.
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1112 — Madison Street PIN Number 16-07-322-023
Significance  Structure of Merit
Current Muneer Baig
Owner

Current Use Mama Thai Restaurant

Front Orientation S Number of Stories 2
Style/Detailing ‘Beaux Arts
‘Limestone
Storefront ‘Wood
Other Windows ‘Vinyl Double Hung

|
|
|
Wall Material(s) Brick |
|
|
|
|
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘
Notable Features

Decorative urns at parapet wall

Historic Information

Date or Approx. Decade 1920s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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1114 — Moadison Street PIN Number 16-07-322-022

Significance No Merit

Current Fred C. Burghardt
Owner

Current Use "It's A Sign"

Front Orientation S Number of Stories |
Wall Material(s) Stone

Storefront ‘Aluminum

Other Windows ‘

|

|

Style/Detailing ‘Modernist ‘
|

|

|

|

|

Visible Roof Materials ‘ ‘
|

Overall Condition ‘Good

Notable Features

Historic Information

Date or Approx. Decade 1955 ‘ Original or Prior Uses
Architect Robert Kramer ‘

Contractor James Rhode ‘

Original Owner James H. Rhode Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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1116 —

Significance  Structure of Merit

Moadison Street

Current
Owner

George Cosmos

Current Use New Rebozo Mexican Food

Front Orientation S Number of Stories

Style/Detailing ‘Neo—Classical Revival
Wall Material(s) Brick

‘Limestone

Wood Siding
Storefront ‘Inﬁlled
Other Windows ‘Aluminum Double Hung
Visible Roof Materials ‘

Overall Condition ‘
Notable Features

Cornice

PIN Number

16-07-322-021

Historic Information

Date or Approx. Decade 1908
Architect
Contractor F. O. Johnson

Original Owner Joshua Walls

Field Notes

L] Part of "Motor Row" Theme

‘ Original or Prior Uses

Additions/Alterations

Some portions of original cast iron storefront
remain

History Notes
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438 — 440 Maple Avenue PIN Number 16-07-322-038
Significance Significant
Current
Owner

Current Use apartments

Front Orientation W Number of Stories 3
Wall Material(s) Brick
‘Limestone
Storefront ‘ ’ ;
Other Windows ‘Vinyl Double Hung

|
|
Style/Detailing ‘Neo—Classical Revival ‘
|
|
|
|
|
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘
Notable Features

Sheet metal cornice
Roman brick

Historic Information

Date or Approx. Decade 1900s ‘ Original or Prior Uses
Architect ‘

Contractor ‘

Original Owner Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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1141 — Moadison Street
Significance No Merit
Current Scheck & Siress
Owner

Current Use Vacant

Front Orientation N Number of Stories

Style/Detailing ‘Modernist
Wall Material(s) Brick

‘Stone

|
Storefront ‘Aluminum
Other Windows ‘Glass Block
Visible Roof Materials ‘
Overall Condition ‘Fair

Notable Features

Mix of masonry materials

PIN Number

16-18-100-014

Historic Information

Date or Approx. Decade 1959
Architect
Contractor Giase Brothers Construction

Original Owner Scheck & Siress

Field Notes

Until recently, Scheck & Siress, medical supplies.
Demolition pending.

L] Part of "Motor Row" Theme

Original or Prior Uses

Additions/Alterations

History Notes
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1145 — Madison Street
Significance No Merit
Current S & S Partnership
Owner

Current Use Vacant

Front Orientation N Number of Stories

PIN Number

16-18-100-002

Style/Detailing ‘Commercial
Wall Material(s) Brick
‘Limestone
|
Storefront ‘Inﬁlled
Other Windows ‘Vinyl Double Hung
Visible Roof Materials ‘
Overall Condition ‘Fair
Notable Features
Historic Information
Date or Approx. Decade 1911 ‘ Original or Prior Uses
Architect ‘ druggist [1915 and 1925 directories]
Contractor Charles Allen ‘

Original Owner S. Wakefield

Field Notes L] Part of "Motor Row" Theme
Until recently, used by Scheck & Siress, medical
supplies.

Demolition pending.

Additions/Alterations

History Notes
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1147 — Madison Street PIN Number 16-18-100-001
Significance  Structure of Merit

Current Arado Realty LLC
Owner

Current Use Currency Exchange

|

Front Orientation NW Number of Stories 2 ‘
Style/Detailing ‘Commercial ‘
Wall Material(s) Brick |
‘Limestone ‘

| |

Storefront ‘Inﬁlled ‘
Other Windows ‘Aluminum Double Hung ‘
Visible Roof Materials ‘ ‘
Overall Condition ‘Fair ‘

Notable Features

Rounded corner at Harlem/Madison intersection

Historic Information

Date or Approx. Decade 1924 ‘ Original or Prior Uses
Architect M. O. Hetherington ‘ fruit [1925 directory]
Contractor Shogran & Johnson ‘

Original Owner C. Arado Additions/Alterations
Field Notes | Part of "Motor Row" Theme

History Notes
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Village of Oak Park Madison Street Corridor Key Sites

KEY SITES REPORT

As a part of the Madison Street Corridor Plan process, the consultant team has completed an
analysis of three key properties. The analysis consisted of site design alternatives, construction cost
assessment, traffic analysis, and general market assessment for retail and hotel.

The Madison Street Plan Project Steering Committee and the Village Board of Trustees agreed to
focus the site analysis on three properties currently owned by the Village. The Madison Street
Corridor Plan identified these properties as catalytic, and this report is intended to provide site
design alternatives and general traffic and market assessment in order to begin the process of
developer recruitment and public input. As each of the sites is Village-owned, they would each
follow the Village process for public involvement and development review.

The three key sites are identified on the three maps that follow.

= Key Site 1: the northeast corner of Madison Street and Oak Park Avenue

® Key Site 2: the southeast and southwest corners of Madison Street and Highland Avenue, the
former funeral home site and adjacent property

» Key Site 3: the property located directly to the north of the Madison Street and Highland Avenue
intersection, the former Volvo dealer

The four components of the analysis are:

Design Alternatives: Two alternatives have been completed for each of the three key sites. These
alternatives were agreed upon by the Madison Street Project Steering Committee and the Village
Board of Trustees. The site designs are meant to serve solely as massing models; not all of the
alternatives conform to the existing zoning or the zoning recommendations made in the Madison
Street Corridor Plan. The intent of the designs is to determine how much development and parking
each of these sites can accommodate.

Construction Cost Assessment: Projections based on projected construction costs have been
completed for each site alternative. The projections are based on market assumptions for the local
area, and are not based on a detailed market analysis.

Traffic Analysis: The traffic analysis was completed by Kenig, Lindgren, O'Hara, Aboona, Inc. and
addresses access and loading for each of the design alternatives.

Market Assessment: Goodman Williams Group provided a general market assessment for retail
and hotel development. This is included in the appendix of this report.

June 5, 2006 I LY I 2
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Village of Oak Park Madison Street Corridor Key Sites
Estimated Construction Costs
Key Site #1, Option A
Retail SF Cost/SF Cost
Big Box Retail 40,000 $100 $4,000,000
Street Retail 6,500 $125 $812,500
Total (Retail) $4,812,500
Residential Units Cost/Unit | Cost
Residential 40 $250,000 $10,000,000
Parking Spaces | Cost/Space | Cost
Structured Parking 168 $15,000 $2,520,000
Underground Parking 69 $22,500 $1,552,500
Total (Parking) $4,072,500
Car-X Renovation SF Cost/SF Cost
Renovate Car-x to retail 6,000 $100 $600,000
Key Site 1, Option A Total $19,485,000
Estimated Construction Costs
Key Site #1, Option B
Retail SF Cost/SF Cost
Big Box Retail 40,000 $100 $4,000,000:
Street retail 14,000 $125 $1,750,000;
Total (Retazl) $5,750,000
Residential Units Cost/Unit  |Cost
Residential 58 $250,000 $14,500,000,
Parking Spaces  |Cost/Space |Cost
Structured Parking 168 $15,000 $2,520,000;
Underground Parking 88 $22.500 $1,980,000
Total (Parking) $4,500,000
Key Site 1, Option B Total $24.,750,000
June 5, 2006 6



Village of Oak Park Madison Street Corridor Key Sites

Key Site #1 Traffic Analysis

Access

The site is well located insofar as it can provide access from both Madison Street into a parking area,
and from Oak Park Avenue into a parking garage. The access drive on Oak Park Avenue should be
as far north as possible (approximately 300 feet) and can provide for all movements in and out. The
capacity analysis performed at the Oak Park Ave. intersection indicates that the maximum
southbound queue along Madison St. is predicted to be no more than 150 ft. Consequently, it
should not interfere with the garage entrance as described above. The drive on Madison Street
should be aligned with Euclid Avenue (south leg) and can have full access. Additional access should
be allowed to/from the alley.

Loading

Use of the alley is encouraged. The site design should be such that it will accommodate a 20 foot
wide alley with sufficient radii for delivery vehicles. Dependent upon the use (i.e., grocery) larger
vehicles may not be able to negotiate the alley turns. If so, a loading zone with time sensitive parking
restrictions should be created on Madison Street.

Street Operations

More than sufficient capacity exists at the Madison Street-Oak Park intersection to accommodate
this new traffic. The intersection operates at very acceptable levels of service for all peak hours and
can accommodate the traffic from this development with little change in LOS.

June 5, 2006 I LY I 7
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Village of Oak Park Madison Street Corridor

Key Sites

Estimated Construction Costs

Key Site #2, Option A

Retail SF Cost/SF Cost
Commercial 10,000 $100 $1,000,000
Residential Units Cost/Unit | Cost
Residential 47 $250,000 $11,750,000
Parking Spaces | Cost/Space | Cost
Underground Parking 73 $22.500 $1,642,500
Key Site 2, Option A Total $14,392.500
Estimated Construction Costs
Key Site #2, Option B
Retail SF Cost/SF Cost
Commercial 10,000 $100] $1,000,000:
Residential Units Cost/Unit  |Cost
Residential 62 $250,000 $15,500,000]
Parking Spaces  |Cost/Space |Cost
Underground Parking 93 $22,500 $2,092,500!
Key Site 2, Option B Total $18,592,500

Key Site #2 Traffic Analysis

Access

Access should be provided from both Madison Street (aligned with drives on the north side) and to
the alley. A diverter should be constructed immediately south of the east-west alley prohibiting
exiting movements from the site into the residential neighborhood.

Alley and Loading

The alley should be used for deliveries and designed accordingly. Dependent upon the use, a
separate loading area may be needed along Madison Street.

June 5, 2006
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Village of Oak Park Madison Street Corridor

Key Sites

Estimated Construction Costs

Key Site #3, Option A

Office SF Cost/SF Cost
Office Renovation 4,800 $150 $720,000
Key Site 3, Option A Total $720,000
Estimated Construction Costs
Key Site #3, Option B
Office SF Cost/SF Cost
Office 5,400 $150 $810,000
Key Site 3, Option B Total $810,000

Key Site #3 Traffic Analysis

Access

Although this is a corner site, access is better from Madison Street as it provides access to more

centralized parking for both the east and west site components. The drive should be aligned with the

key site #2 drive to the south.

Alley and Loading

Use of the east-west alley for loading is encouraged.

June 5, 2006
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Village of Oak Park Madison Street Corridor Key Sites

APPENDIX A: RETAIL MARKET ASSESSMENT
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Village of Oak Park Madison Street Corridor Key Sites

To: Scott Harrington and Kate Crowley, Vandewalle & Associates
From: Christine Williams, Goodman Williams Group
Date: April 11, 2006

Subject: Retail Opportunities

This memo is a supplement to the Market Assessment for the Madison Street Comider in
Qak Park. The previous report presented background information on the retail, office,
residential, and hotel markets. This memo and the accompanying graphics provide
more detaided information (o help conceplualize the relail development potential of the
three opportunity sites in the cormdor,

The Vilage has acquired key parcels on Madizon Streat that may accommodate formats
of well-established siore brands that can act as a catalyst for new commercial
development, attract retailers to existing bulldings, and encourage curment businesses o
reinvast in Madison Street.

The recommended strategy is 1o focus on Fumiture and Home Fumishings. Madison
Street, which is a well-recognized address, could competa most effectively for stores
and busnesses in this category, Madison Strest already has a numbar of businesses
that provide goods and senvices related to home décor and home improvement Thess

include a hardware store, landscaper, fireplace shop, picture framer, and vanous
Coniracions.

A new anchor slone might be a quahty fumiture sione such as Walter E Smithe (which
has expressed an interest in an Oak Park location) or Ethan Allen, Complementary
categories of stores are shown in the table below along with an example of a selected
chain and a typical store size.

Furnishings/Home Décor Cluster
Category Chain (Example Only) Square Feet
Fumiture Walter E Smithe 15,000
Appliances Plass Appliance 10,000
TabletopCookwares Sur La Table 7.500
Tile & Stone Ann Sacks (Division of Kohler) &,000
Floor Coverings TBD 5,000
Decorating Fabncs Calico Comers 5,000
Specialty Restoration Matenals - Independent 3,000
Window Treatments 3-Day Blinds 2,000
Closet QOrganization California Closets 00
Total 54,300

A
June 5, 2006 I_M__I 17
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Village of Oak Park Madison Street Corridor Key Sites

The market assessment showed demand to support an elecironics store, which would
also make a suitable anchor store. Best Buy and Cwcust City, the pamary candidates in
this category, are kely to determing thal Oak Park residents are already served by their
existing stores. Linens' M Things and Bed Bath & Beyond would also be good anchors,
but they already have stores in Oak ParkRiver Forest. [t would be difficult to attract
retailers such as Z Gallerie, Williams-Sonoma, Pottery Bam, or Crate & Bamrel, which
prafer 1o co-tenant with other numercus other lifestyle retaers, Cost Plus, with typical
stores of aboutl 18,000 square feel, would be desirable. [ts requirements—such as a
location with 50,000 vehicles per day—are not a good fit with Madison Street

Madison Streel can support additional restaurants and specialty food siores, and thase
would contribute to the vitality of the street. Most restaurant chains, we believe, are not
consistent with the desired character of Madison Street; their site and parking
requirements would be difficull b accommedate; and they are not compatible with the
types of mixed-use projects that are envisioned. Independent and local chain
restaurants are, however, recommended uses for new construchon and adapive-use
projects.  Food retailers such as Fox & Obel and EatZi's may find the high-income
households in the area to have the [Mestyles that match their customer profiles. Short-

term parking and access are crilical to these types of businesses. Sizes are shown in
the table below:

Food-Related Retail
Category Chain (Example Only) Square Feet
Spedialty Food Fox & Obel 10,000
Speciaity Food EalZi's Market and Bakery 5,000
Restaurant IndependentLocal Chains 4,000-8,000

The accompanying maps show the coverage patiems of the selected retailers.

A
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Village of Oak Park Madison Street Corridor
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Village of Oak Park Madison Street Corridor Key Sites

Best Buy Locations

Mesdten Grove i mi
FIL)
O Fla
=
2 mi
m"m'm il Heghls
v =-£"
] 1 i
Frafdin Fare
.l.'!' 1y 0% m
Hurillahe 08 mi
Park 2 L
Craran
Wt For =
Cok Faik i
'] *
2 mi
oread
=
Pt
Wemnlchalf)lmi _IJI___,
R
I yh = ]
L Chfhge Bhasts Bres f/,,
Bmaokdinia v,
o : =
g L-rmnl i ‘=—|;
o Bl !-‘ 2
Legend
STl

. Madison Street

o 0 oak Park
e el Cucrnmg s Bost Buy
| -

dhang sy, wgncs A pacnpaid dopy

f Plages < 10K
i g ——f———j==  Places 10K - 40.9

Brigeafls / Places 50K - 499.9K n

/7 v Fep Places S00K+

Hrchgiry Hills a " a i i
Cvengream Park F
ok Lawr Graky: 1° = 264 miles

Scan/Us, Inc. i

A
June 5, 2006 I MI o’



Village of Oak Park Madison Street Corridor

Key Sites

Circuit City Locations Surrounding Oak Park
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APPENDIX B: HOTEL MARKET ASSESSMENT
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Village of Oak Park Madison Street Corridor Key Sites

Hotel Rooms

The Carleton Hotel with 154 rooms is the largest hotel property in Oak Park, followed by
the Write Inn with 65 rooms. An analysis of the 4% hotel tax collected by the Village
shows that the Careton hotel accounts for about 72% of sales and the Write Inn
contributes about 23% of hotel room sales. Four BRB properies, together, account for
the remaining 5% of hotel taxes. The accompanying graphic presents data on Qak
Park- hotel tax collactions, which can be seen as a proxy for hotef rooms sold. Two of
ihe trends revealed in the data are as follows:

» Local demand is recovering from the impact on travel of 8-11.

« Demand has seasonal patterns, with early summer and fall as the strongest
periods.

Smith Travel Research report prepared a market report for the Oak Park Area
Convention and Visitors Bureau in November 2005. Their analysis of the market is
based on 34 properties with 3,010 rooms located in selected zip codes covering Oak
Park and surrounding communities. The large majority of the holels in the Smith Travel
survey are in Franklin Park and Schiller Park, two locations thal benefil directly from their
proximity to O'Hare Airport. Highlights of the data include the following:

s« The occupancy rate over the last 12 months is 66%. Occupancy rates for the
first 10 months of 2005 indicate that the 61.2% annual occupancy rate of 2004
will improve significantly in 2005.

= Both the average daily rate (S70.88 in the last 12 months) and revenue per room
available are below pre-2-11 levels.

s The two Comfort Inns that opened in 2000 and 2001 are the newest additions to
the supply.

Conference Space

MNone of the conference space in Oak Park was designed to accommodate the
requiremants of most of today's meetings and conferences. The lable below lists the
choices in event spaces in Oak Park.

A
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Village of Oak Park Madison Street Corridor Key Sites

Meeting Spaces in Oak Park

19th Century Club

Arts Center

Carleton Hotel

Historic Pleasant

Home

Oak Park
Conservatory

Cheney Mansion

Scoville Square

Dining room saats up to 100 and auditorium holds 400.

700-seat auditorium, recaption lobby, dressing rooms,
and meeling rooms.

Four functions rooms with a total of 5,225 square feet;
largest space able to accommodate up to 200 for a
reception.

Landmarked mansion hosts weddings, meetings, and
other events.

Private parties can be held in Rubinstein Room.

12,000-square-footl mansion available for evenls.

Prairie-style building includes conference room that can
be rented.

Source: Dak Park Area Convention and Visitors Bureau and Goodman Williams

Group.

The Convention and Visitors Bureau also refers meeting planners to spaces in:
Brookfield Zoo and Maywood Park Race Track located in nearby communilies.
Hotel facilities in olther communities.

.

L

Concordia and Dominican Universities in neighboring River ForesL
A cooking school on Madison Street in Oak Park.

June 5,

2006
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Village of Oak Park Madison Street Corridor Key Sites

Generators of Demand

Oak Park is positioned to capture demand from for hotel rooms from a number of
sources:

= Owverflow from downtown Chicago hotels, which can be fully booked, particularly
when large trade shows and conventions are being haeld at McCormick Place.
Downlown Chicago is about nine miles due east of Oak Park.

« (YHare travelers, particularly those doing business in downtown Chicago or the
Western Suburbs, seeking an alternative to the hotels right around the airport.
The drive to O'Hare is about 19 miles from Oak Park.

» Meetings and conferences, parlicularly from groups interested in the cultural
offerings in Oak Park.

= Tourists attracted by the museums and historic tours in Oak Park, including the
Hemingway Museum and the Frank Lloyd Wright Home and Studio.

=« \isitors to local businesses and institutions such as Rush Oak Park Hospital, the
Univarsities in River Forest, and Loyola medical complex in Maywood Park.

= Family gatherings and weddings for local residents.
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From:

CC:

Date:
Re:

Village of Oak Park Board of Trustees and Madison Street Corridor Plan Steering
Committee

Kate Crowley and Scott Harrington, Vandewalle & Associates

Historic Preservation Commission, Transportation Commission, Community Design
Commission

Tuesday, May 23, 2006

Comments on Madison Street Corridor Plan

Vandewalle & Associates and Madison Street Cortridor Plan Consultant Team have reviewed the
comments from the Historic Preservation Commission, Transportation Commission,
Community Design Commission regarding the draft plan. This memo outlines those comments
and the response from the Steering Committee and Consultant Team.

Comments from Historic Preservation Commission

The Commission is concerned that only SNR properties are recommended for
preservation and S properties are given secondary consideration. SOM properties get
no consideration for preservation at all. Both SNR and S properties should be
combined into the highest category; they are all significant to Oak Park and should
be preserved. The SOM properties should be in the second category and preserved
when possible.

The Steering Committee and Village Board agreed to add Structures of Merit to the Development
Strategy. The final plan strongly recommends that proposals to redevelop or significantly alter S and
SNR properties be reviewed by the HPC. The plan also recommends that proposals to redevelop or
significantly alter SOM properties be reviewed by the HPC.

Using only economic justification to decide whether buildings are to be preserved is
short-sighted and limits the potential for historic buildings to be incorporated into
new developments. There is no incentive or leverage in the document to look
seriously at historic preservation, either as stand alone properties or as incorporated
into broader developments.

The Architectural Historical Survey used several factors to classify structures within the four stated
categories. These factors include building age, historical use, architect, building materials, and
architectural character and integrity, among others. In addition to these factors, the Steering
Compmittee and Village Board agreed that economic justification and specific site constraints should
be used to review proposals to redevelop or significantly alter Significant structures. The HPC
advisory review may address additional factors if necessary.

Vandewalle & Associates
120 East Lakeside Street ® Madison, Wisconsin 53715
608 255-3988 * 608 255-0814 Fax ® va@vandewalle.com

Planning e Creating ® Rebuilding



A more precise definition of the proposed Commission review of development of
historic properties on Madison Street should be outlined in the plan. The
Commission recommends mandatory review for all S and SNR properties and
advisory review for SOM properties. The Commission is also unclear on how such
reviews would be authorized if the properties are not officially designated.
Commission advisory review is already required for planned developments or zoning
variances that fall within 250 feet of a Landmark or for Village owned properties.

Mandatory review for S and SINR properties would be inconsistent with the 1 illage’s existing
procedure for review of historic properties. The Consultant Team recommends that V'illage Staff, the
HPC, and Village Board review the existing procedures and determine the appropriate procedure for
Madison Street properties.

The Commission recommends including the color-coded map of ranked properties
in the implementation plan so they can be easily referred to.

The Wiss Janney Elstner Architectural Historical Survey is included in the final draft of the
Corridor Plan.

The document should recommend the designation of those properties ranked as S
and SNR as historic landmarks and that National Register listing should be pursued
for the SNR properties.

The Consultant Team recommends that the Village explore this suggestion.

The Commission recommends looking further into a Motor Row Historic District
along Madison Street. Such a district would likely be thematic rather than contiguous,
meaning that the district is made up of individually listed buildings united by theme
rather than geography.

The Consultant Team recommends that the 1 illage explore this suggestion.

The Commission recommends adding a statement in the plan that acknowledges that
buildings not identified by the survey could be significant for historical reasons or
those other than architectural. Currently, the plan only recognizes buildings with
architectural significance.

The Consultant Tean recommends that the V'illage explore this suggestion.

The Commission recommends that a preservation advocate be included on any
Coalition Group or Committee formed for Madison Street.

As the Viillage moves forward with creating the coalition, the Consultant Team recommends the
inclusion of a bistoric preservation expert. The expert should be used as a resource to preserve the
historic integrity of structures undergoing renovation. The expert should be capable of advising on the
use of historic tax credits and other incentives.



9.

10.

11.

The Commission recommends that the three properties in the Gunderson Historic
District be removed from the “potential redevelopment site” shown for the area.
The Commission does not support their demolition or removal from the site.
Instead, they recommend that the consultants consider how the issue of historic
residential properties in commercial zoning, found in that particular block, could be
addressed with sensitivity to the historic designation and character.

The Consultant Team erred in including these properties in the potential redevelopment site. 'T'heis
change has been made in the final draft of the plan.

The Commission is concerned about promoting increased setbacks in a traditional
commercial district. If setbacks are a stated goal in the plan, that has the potential to
increase the demolition pressure on existing buildings. It also creates gaps in the
street wall, which is an interruption in the aesthetic design and historic character of
the street.

The Village Board and Steering Committee have approved this recommendation based on strong
public support for increased setbacks. The increased setbacks will further the public goal over the
long term 1o create an atmosphere that is more inviting to the pedestrian, althongh gaps in the street
wall may result. If increased pressure to demolish existing buildings results in proposals to demolish
architecturally significant buildings, the HPC will have the opportunity to review the proposals.

The Commission also recommends considering the use of TIF funds for
rehabilitation or restoration as well as new development.

The Consultant Team recommends that the 1 illage explore this recommendation.

Comments from Transportation Commission

1.

The Commission recommends an east-west route, parallel to and within a few blocks
of Madison Street (e.g. Jackson or Washington) be considered for designation as a
bicycle route.

The Consultant Team recommends that the 1 illage explore this recommendation as the traffic study
did not support a designated bicycle lane on Madison Street.

The Commission suggests the Steering Committee should obtain the 20 year
projections for I-290 expansion and incorporate that information into the Plan as it
will have an impact on Madison Street.

The Consultant Team reviewed the 1-290 expansion process as a part of the plan development and
agrees that the expansion will have an impact on Madison Street. As the V'illage and its partners
implement the Madison Street Corridor Plan the impacts from the expressway expansion should be
considered.



Comments from Community Design Commission

All of the following changes have been included in the final plan.

1. How to Use this Document
We recommend that the last phrase under the Development Guidelines Checklist
section be omitted as it appears to be inconsistent with other aspects of guidelines
that provide for flexibility in the guidelines to approve, approve with conditions, or
deny any project.

2. Core Principles
We believe that a section should be added about preserving green space and
incorporating sustainable green practices.

With regard to the section concerning Scale, we are concerned that this section could
be read too narrowly and suggest that it be modified.

3. Vehicular Access and Parking
This section does not refer to any accommodation for cyclists and bicycle parking.
The Commission attempts to incorporate such considerations into their review of
development and landscaping plans and suggests that they be added to the guidelines
in this section.

4. Site Lighting and Signage
In the definition of the guideline, we recommend that the word "unified" be changed
to "consistent" or another term that does not imply that all signhage be identical. We
also recommend that the guideline definition include a reference to the needs of the
owner, as well as the users of the site.

With regard to appropriate signage, we suggest that the bullet point about monument
signs be changed to "Encourage the use of monument signs for all freestanding
signs." We also recommend that pole mounted signs be deleted from the
Inappropriate section. As monument signs are an expensive item, there are some
pole-mounted signage that can be appropriate if in scale, context and proportion
with the business.

Please also consider adding under Inappropriate signage, "LED, animated, flashing,
scrolling or video signs."

We also wish to make the consultants aware that the CDC is in the process of
developing an updated sign ordinance that you may wish to reference in the
guidelines.

5. Massing and Articulation
In the text of the bullet point under Appropriate massing that begins with "Respect
adjacent residential structures", we suggest that the word "similar" be changed to
"appropriate" so that it is not read too narrowly.



6. Materials and Colors
Under Inappropriate materials, we suggest that simulated stone be eliminated. We
are of the view that simulated stone materials are being improved and may, in fact,
be appropriate under certain circumstances and for certain developments.

7. Fenestration and Storefronts
The last bullet point suggests that awning width be matched to width and
proportions of window openings. This may be inconsistent with the sign ordinance
(awning may be too large in dimension) or, conversely, may be too small in the
context of the entrance to the building if there are adjacent windows. It may be more
appropriate to suggest that the awning width be suitable and appropriate in the
context of the development and in conformity with the sign ordinance.

Under the Inappropriate uses, we recommend that the bullet point incorporating
solid doors be eliminated. Solid doors may be very appropriate, especially in the
context of rehabilitation or adaptive reuse of historic buildings.

8. Other:
The same building is used for both appropriate and inappropriate application of the
guidelines in one section. We recommend that a different photo be substituted for
the "inappropriate” application of the guideline.

Finally, in the document where there is reference to the "Design Commission", we
recommend that the language be changed to reflect "Community Design
Commission" and the Commission be vested with approval of design guidelines
consistent with its mission and charge.



