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Introduction
Why Does Carpentersville Need an Old Town Plan?
The Village’s goal is to engage key stakeholders in the discussion of Old Town and
its future. According to the Village of Carpentersville Comprehensive Plan “The
Old Town Subarea has lost so much of its identity and history that most residents
questioned where Downtown Carpentersville was during community outreach
exercises.” By focusing on Old Town, one of the five key subareas of the village, as
identified in the comprehensive plan, CMAP hopes that this project will become a
catalyst to spur and guide new development in the downtown area.
Founded in 1887 by Charles and John Carpenter, the town has grown from the
industrial riverfront community with major expansions occurring in the 1960’s moving
east and 2000’s moving west. As a result, Carpentersville has a diverse housing stock
from affordable to high end homes. The historic section of town is called “Old Town”
and has many of the original buildings that housed industrial companies founded in
the late 1800’s. Mr. Tom Roeser who is President and CEO of OTTO, a manufacturer
of electrical switches and custom communications devices, has restored several
historic buildings; two of those buildings currently house his business. Mr. Roeser has
acquired a number of properties in Old Town and may be interested in acquiring more
properties sometime in the near future.
The Fox River runs at a north-south direction virtually dividing the town into an
east side and west side with the Main Street Bridge connecting them. The area is
historic but its history is that of old manufacturing uses along the river that fell into a
disinvestment situation in the 1960’s and ‘70’s. As noted above, a number of historic
buildings are undergoing a transformation as OTTO is rehabbing buildings for light
industrial use. With almost 600 employees, OTTO is Carpentersville’s largest private
employer.
As more investment into rehabilitation of late 19th century manufacturing buildings
is made, there is more excitement and discussion about what the Old Town area can
become. Many feel it can be transformed into a “Downtown District” although that
may not be the outcome. Public investment has been made with the reconstruction
of the Main Street bridge that crosses the river, new water and sewer lines along Main
Street, and a traffic study to understand what the current and future needs are.
A photo of the Otto Engineering offices
at Main Street, west of the Fox River
which illustrates the historic character
of the architecture of the Old Town
area.
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This area does have development obstacles. Among them are
sites with potential contamination, lack of parking for future
development, a large and unsightly ComEd substation, and a
number of other issues that must be addressed.

Planning Process

It is the Village’s desire to have assistance in sorting through these
issues with the goal of developing an Action Plan for the Old Town
area.

The planning process to create the Village’s Old Town Plan includes
multiple steps that will last approximately 6 to 9 months. The
process has been crafted with assistance from Village Staff, and
has been designed to include resident and business owner input
throughout. The key steps in the planning process are illustrated in
the following flow chart.

What is an Old Town Plan?

Figure 2. Planning Process

The Old Town Plan will serve as a guide for elected officials, property
owners, municipal staff, community residents, business owners,
and potential investors. The Plan will assist in making informed
administrative and implementation decisions about future
development that affects land use, transportation, infrastructure,
and capital improvements within Old Town.

Relationship with the GO TO 2040 Regional
Comprehensive Plan
The Old Town Plan’s highest priorities should be to provide
guidance at the local level and to address community needs and
desires. However, the plan should also reflect how Carpentersville
fits into the larger region, to help the Village understand and plan for
the impact of regional economic and demographic changes.
A summary of the recently released GO TO 2040 Regional Plan
prepared by the Chicago Metropolitan Agency for Planning (CMAP)
is included in Section 1 of the Existing Conditions Report. GO TO
2040 states that “municipalities are critical to the success of GO
TO 2040 because of their responsibility for land use decisions,
which create the built environment of the region and determine
the livability of its communities. The most important thing that
a municipality can do to implement GO TO 2040 is to take this
responsibility very seriously.” By undertaking a planning process
to create a new Old Town Plan, the Village of Carpentersville has
taken responsibility for guiding its future and demonstrated its
commitment to helping shape the future of the region as well.
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EXISTING
CONDITIONS
ANALYSIS

SEPTEMBER NOVEMBER

4

PUBLIC
CHARRETTES

NOVEMBER DECEMBER

Public Visioning Charrette (November 3)
Professional Planners Charrette (November 16)
Presentation of Existing Conditions and Charrette
to Village Board (December 6)

5
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DECEMBER MAY 2012

Preparation of Draft Plans and Recommendations
Presentation of Four Concepts to public at Open House
Staff Review of Draft Old Town Plan
Presentation of Draft Plan to P and Z Commission
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REVIEW
AND FINAL PLAN
ADOPTION

JUNE-JULY
2012

Project Understanding
Director Meeting
Village Board Meeting

Key Person Interviews/Focus Groups
Business Development Commission Meeting
Village Board Meeting
Planning and Zoning Commission Meeting

Creation of Existing Conditions
Preparation for Public and Planners Charrettes

P and Z Commission Review and Public Hearing
Village Board Review and Formal Adoption

Next Steps
After the Existing Conditions Report is presented to Village Staff, the
next step in the process will be to work with the community to create
a shared vision. Building upon the work that has been completed to
compile the information included in the Existing Conditions Report,
CMAP will work with residents, business owners, elected and
appointed officials, and Village staff to accomplish this.
One of the next key steps is to hold a visioning charrette with
“professional planners”. This charrette will be similar to the public
visioning charrette that was held on November 3, 2011. Based upon
the results from the public and project team visioning charrettes,
and from the data and information compiled in the Existing
Conditions Report, draft plans and recommendations will be
crafted.

Figure 3. Old Town Study Area
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DRAFT SECTION ONE: REGIONAL CONTEXT

Section One
Regional Context
This section provides an overview of how the community fits into
the larger region. Having a larger perspective of how Carpentersville
and its Old Town is situated in the region will aid in both the
understanding of existing conditions and in identifying potential
opportunities or issues that may be created with potential capital
projects in other communities.
Village and Old Town Location
Carpentersville is located in Kane County only minutes from the “Golden Corridor” I-90
Jane Addams Memorial Tollway with three full access interchanges at Route 25, Route 31 and
Randall Road. Carpentersville is approximately 40 miles from Chicago and 25 miles from
O’Hare International Airport; situated between the Cities of Chicago and Rockford. The Old
Town area is located in the heart of Carpentersville, straddling the intersection of Main Street
and the Fox River. The study area generally follows the boundary for the Old Town area as
depicted in the Village’s Comprehensive Plan.
The following are some approximate driving distances from the Village of Carpentersville’s
Old Town to key local and regional destinations:

Interstate Access
• I-90 (Route 31 Interchange) – 3.0 miles
• I-90 (Route 25 Interchange) – 4.0 miles
• I-90 (Randall Road Interchange) – 5.0 miles

Metra Stations
• Big Timber Metra Station (MD-W) – 5.6 miles
• Elgin Metra Station (MD-W) – 5.7 miles
• National Street Metra Station (MD-W) – 6.4 miles
• Cary Metra Station (UP-NW) – 8.9 miles
• Fox River Grove Metra Station (UP-NW) – 9.4 miles

Airports
• DuPage County Airport – 16 miles
• O’Hare International Airport – 25 miles
• Chicago Midway International Airport – 45 miles

Cities
• City of Chicago “The Loop” – 40 miles
• City of Rockford – 55 miles

Entertainment/Shopping
• Spring Hill Mall – 0.5 miles
• Sears Center – 6 miles
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Figure 3. Regional Location
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Section Two
Previous Plans and
Studies
This section provides a brief summary and analysis of previous plans and studies
that have an impact on the creation of the Old Town Plan for Carpentersville.
The following are the existing plans, studies and reports that are reviewed in this section:
1. Village of Carpentersville Comprehensive Plan (2007)
http://vil.carpentersville.il.us/Services/CommunityDevelopment/PDF/ComprehensivePlan.pdf

2. Village of Carpentersville Longmeadow Parkway Corridor Study (2009)
http://vil.carpentersville.il.us/Services/CommunityDevelopment/Engineering/PDF/LMPStudy.pdf

3. Development Standards and Design Guidelines (2007)
http://vil.carpentersville.il.us/Services/CommunityDevelopment/PDF/DevelopmentStandardsDesignGuidelines.pdf

2007 Comprehensive Plan
Recognizing significant changes in development trends, market demands and demographics, the village
decided to update its comprehensive plan in 2007 to better accommodate desirable new growth and
redevelopment while preserving and protecting open space. The Plan sets out a vision of Carpentersville that
includes a revitalized Old Town that is the village’s primary mixed-use pedestrian environment. Once the
historic center of commerce in the community, the plan seeks to reestablish this area as the downtown and
outlines five objectives to achieve this goal:
• Promote a healthy and mutually reinforcing mix of commercial, retail, restaurant, entertainment and
multi-family uses with the old town area.
• Identify and prioritize economic strategies in conjunction with commercial property owners and
managers to ensure economic vitality and stability in the pedestrian-oriented commercial shopping area
of the village.
• Prioritize appropriate redevelopment that creates and enhances the pedestrian scale and “small town”
charm of the old town commercial area.
• Establish a consistent approach to providing attractive and functionally well-placed pedestrian amenities
throughout the Old Town commercial Area, including the promotion of riverwalk connections with
contiguous communities.
• Promote shared parking facilities.

The Village of Carpentersville’s
Comprehensive Plan that was prepared
by the private consulting firm of
Houseal Lavigne Associates. In 2007 the
plan won the Gold Medal Award from
the Illinois Section of the American
Planning Association in the Plan
Category.

COMPREHENSIVE PLAN
Adopted January 16, 2007

Prepared by Houseal Lavigne Associates
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The subarea plan for Old Town begins this process by identifying
the area around Main Street and the Fox River, bounded by Lincoln
and Lord Avenues, as the mixed-use town center. Rehabilitation
of existing buildings as well as the construction of new mixed-use
buildings with office, retail and multi-family housing will reinforce
this area as a pedestrian-friendly destination. Significant strides
already underway, such as the renovations at OTTO Engineering,
provide a model for future development. The subarea plan also
identifies key sites that provide an opportunity to achieve this
larger vision, including establishing a gateway to the area, adding
additional building mass, consolidating surface parking lots, and
improving access to an enhanced riverfront. The land along Lincoln
Avenue was also identified as a prime location for row houses and
other single-family attached housing.

The 2007 Comprehensive Plan also identifies several other
objectives that will impact the Old Town section of Carpentersville,
such as the second river crossing to the north that is expected to
reduce traffic volumes on Main Street (the proposed Longmeadow
Parkway is discussed later in this section) and the widening of
Huntley Road and Maple Avenue, which may lower traffic through
Old Town while increasing traffic volumes in those areas.

Figure 4. Comprehensive Plan Old Town Subarea Plan
Established Industrial
With the exception of Ken’s Auto, which is unsightly and
incompatible with adjacent uses, the industrial uses
within the Old Town Subarea are well established and
screened. Industrial uses could remain around the periphery of the area on existing sites provided screening
is maintained, truck traffic is limited, and the impact on
the neighborhood remains minimized. While the existing industrial uses are well screened, the long term plan
should be to encourage the relocation of these industrial
uses to create open space along the Fox River.

1

Old Town Subarea Plan
Established Residential

The Old Town Subarea has lost so much of its identity and history that most residents questioned
where “Downtown Carpentersville” was during community outreach exercises. Obvious or not,
the historic shopping district of the Village was along Main Street adjacent to the Fox River.
The mills and historic stores, now occupied by a bicycle shop and tobacco shop, remain
as the only history of the commerce that occurred during the Village’s infancy. The
recommendations of the Old Town Subarea Plan strive to revitalize the heart
of the community as a destination. A revitalized place for residents and
visitors to gather, shop and enjoy the beauty of the Fox River will
assist in improving the Village’s image along with providing the
Village with an opportunity to expand retail development.
Screening Improvements

Many of the homes within the Old Town Subarea are rich
in character and features that production buildings have
tried to recreate for years. While many communities
struggle with the issue of teardowns within their older
areas, the Village of Carpentersville should embrace reinvestment in the residential areas and promote maintenance, rehabilitation or attractive and appropriate redevelopment within this older residential area of the community.

2

Ken’s Auto and Comcast are two uses within the Old
Town Subarea that show little concern for their neighbors. Both users have poor screening and operate with
little care about the impacts their operations have on adjacent residential areas. The Village should encourage
site improvements to screen their sites and minimize
their impacts on the neighborhood should these businesses wish to remain at their current location.

3

Village Improvements Each time the Village makes a capital improvement to
a Village owned site, including new buildings or site amenities, it should set an
example and level of expectation. The attractive fire station and salt shed on
the west side of the Village for example, indicates to private development that
construction should be attractive and of high quality. The screening around
this site however, is poor, and chain link fencing with plastic slats should not
be considered acceptable. The Village should install a solid board on board
fence in addition to landscape screening to improve the appearance of this
site and set an example for private improvements.

4
Owner Occupied Single-Family Attached

5

6
1 Most of the streets in the Old Town Subarea require new curbs and resurfacing or
repair 2 Ken’s Auto, located on Williams
Street is one of only a few unsightly and
incompatible uses within this Subarea 3 The
Village should lead by example - this transparent fence does nothing to screen an unattractive maintenance yard from view 4 Several churches and public buildings are
scattered throughout the Subarea 5 Carpenter Park is an attractive community park
located in the geographic center of the community 6 Several traditional “downtown”
buildings already exist within the Historic
Old Town Subarea

Intersection Improvements The odd alignment of Carpenter Boulevard and
Maple Avenue and Brook Street creates an odd intersection which can confuse motorists. Traffic traveling west does not stop, and no sign informs other
motorists of this right-of-way. Additionally, Carpenter Boulevard and Brook
Street are misaligned, adding further chaos to the intersection. An all-direction stop should be considered at this intersection to improve safety for
motorists and pedestrians.

Multi-family development is also scattered along Lincoln
Avenue, north and south of Main Street. In light of the
Village’s desire to revitalize the historic Old Town Area,
and limited potential for wide-scale redevelopment of single-family, multi-family development is the best use for
this location. Parcel consolidation for a larger scale development of owner-occupied units is preferred.

Model Sites OTTO Engineering’s restorations are excellent examples for redevelopment within the Old Town Subarea. As development occurs within older
buildings within the Subarea, property owners should look towards the OTTO
restoration as a benchmark of the Village’s level of expectation for architecture, building materials, lighting, and landscaping.
Owner Occupied Multi-Family In light of the Village’s desire to revitalize the
historic Old Town Area, and limited potential for wide-scale redevelopment of
single-family, row house and single-family attached development is the best
uses along Lincoln Avenue proximate to Main Street, and parcel consolidation
for a larger scale development of owner-occupied units is preferred.

Opportunity Redevelopment Sites
An opportunity site is a
site within the Subarea with a strategic location that could serve as a catalyst to redevelopment for other sites.
Typically these sites are highly visible,
large in size, and vacant or underutilized.
Opportunity Sites within the Old Town Subarea are
described below.

1

Auto Storage An auto repair shop utilizes the southwest corner of
Main Street and the Fox River. This prominent site should be
restored for mixed use retail, entertainment and condominiums and
should function as a gateway into the Old Town Area.

Carpentersville Comprehensive Plan
prepared by Houseal Lavigne Associates

Mixed Use Town Center The historic storefront buildings along Main Street
between the Fox River and Washington Street serve as the only indication
that this area was once the center of commerce for a very young Carpentersville. These old buildings provide the charm and character to the area, both
important ingredients to a successful destination type shopping area. In addition, the large volume of traffic crossing the Main Street Bridge creates an environment desirable to retailers and undesirable for families. The Village should
promote the rehabilitation/reuse of the old commercial buildings and promote the redevelopment of retail and entertainment uses along Main Street
and mixed use development, including office, commercial service and mutlifamily residential uses in other areas of the Town Center.

Fox River The Fox River is an important asset to the Village. The Village
should promote the clean-up of the riverfront and bank stabilization.

2

OTTO Parking, Grist
Mill, Triangle Park, and Village Property As redevelopment occurs
within Old Town, there will be a need for additional building mass.
Consideration should be given to converting this area to mixed-uses
with a public parking facility that could serve the entire area once
there is a need.

3 Fox River Access The Fox River is an important amenity to the community and the Old Town subarea. The Village should work to
improve access to the river. Bank stabilization and river front cleanup should also be undertaken where needed. The Village should
ensure that the the riverfront is preserved, especially the existing natural areas.

Subarea Boundary

Page 
Source: Village of Carpentersville, Prepared by Houseal Lavigne Associates, 2007
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2007 Development Standards & Design Guidelines
Responding to the 2007 Comprehensive Plan, the Village adopted
Development Standards and Design Guidelines to provide guidance
on improving the overall appearance and character of development
throughout the Village. The development standards incorporate
existing regulations while the design guidelines offer more aesthetic
and design-related recommendations. The guidelines are offered to
not only guide new development, but also assist in the rehabilitation
of the village’s existing building stock. The guidelines aim to:

Village of Carpentersville Development Standards & Design Guidelines

Building Height, Bulk & Proportion

Village of Carpentersville

1)

Development Standards
&
Design Guidelines

• Promote more design compatibility among buildings and groups
of buildings; and

• Old Town Area Commercial buildings should create a
“streetwall”, creating a sense of enclosure.
extreme differences in building height. Careful consideration should be given to the height of adjacent buildings.

• Four story (and possibly ﬁve story) design elements may

2)

be acceptable in select locations, provided they are in
character with the surrounding area. Vertical architectural
elements may include clock towers, spires or bell towers.
These elements should be considered as design “highlights” at key locations.

• The fourth stories of buildings, if permitted within the Old
Town Area, shall be stepped back to soften the bulk and
visual scale of the building.

Building Placement and Orientation
3)

Typical Old Town Areas and downtown areas are characterized by continuous rows of commercial buildings constructed
at the front property line. This development pattern creates a
distinctive “streetwall” effect that adds visual interest, enhances the pedestrian environment, and establishes a “human” scale within an area. Building placement and orientation
objectives strive to create this development pattern within the
Old Town Area.

• Buildings within the Old Town Area should be positioned

4)
1) Carpentersville’s historic grist mill provides
cues to appropriate building height and proportions for downtown development.
2) - 3) Mixed use buildings engage with the
sidewalk at the street level for retail purposes.
Upper levels articulate where appropriate for
residential purposes. 4) A clock tower, extending from a mixed use building, provides a
landmark and architectural focal point.

Approved July 12, 2007

Old Town/Mixed Use Commercial Area

• Improve the image and appearance of the public rights-of-way;

Successful downtowns and Old Town Areas create an intimate
pedestrian atmosphere, resulting in an “outdoor” room for
visitors and shoppers. Much of this atmosphere can be attributed to the bulk and proportion of buildings as they relate
to the street and one another. Development within the Old
Town/Mixed-Use Commercial Area should be comprised of
primarily of three- and four-story buildings. Buildings of this
height contribute to a sense of enclosure and an intimate and
pedestrian scale.

• New development within the Old Town Area should avoid

prepared by Houseal Lavigne Associates

• Promote the orderly and harmonious growth of the village
through high-quality and compatible new development;
• Improve the design and appearance of existing buildings and
properties;

9

sidewalk, to provide front yard landscaped areas appropriate for the site and in keeping with adjacent uses in the
district and consistent throughout each block front.

• New construction in the Old Town Area should occupy
the entire width of the lot to avoid gaps between buildings
and discontinuities in the streetwall, except where pedestrian access to rear parking is designed and planned for.

Page 22
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Building Materials

• Where maintaining a continuous streetwall is not possible

• New buildings should be constructed of traditional mason-

or desirable, the streetwall should be maintained through
the use of landscaping, pedestrian amenities, and decorative walls or fencing.

ry building materials such as brick or stone; these materials
should be used on all sides of the building. Stucco, siding
of all types, and any other exterior wall covering are discouraged for commercial and mixed-use buildings within
the Old Town Area.

• Buildings throughout the Old Town Area should face the
street, with strong pedestrian orientation.

• Buildings must have clearly deﬁned, highly visible customer
entrances with features such as canopies or porticos,
arches, wing walls, and integral planters.

• The placement of buildings at odd or irregular angles to

at or near the front property line. Buildings located on corner lots should be built to or near to both fronting property
lines.

• On certain properties, buildings may be set back from the

• Recommended accent materials include stone, simulated
stone, terra cotta, and wood and metal trim.

5)

1)

• Screening of utility meters, transformers and similar hardware, mechanical equipment, such as air conditioning
condensers and PVC vents, refuse areas and containers,
and/or other potentially unattractive places from view from
any street, sidewalk, or adjacent property shall be accomplished by the use of walls, fencing, berms, and/or planting.
Plant screening shall be equally effective in the winter and
summer seasons. Walls shall be constructed of materials
matching the primary building. Fencing should complement the architectural and landscaping designs on the site.
All utility cables shall be underground. All refuse containment areas shall be located to the rear of buildings and
provided with solid access doors or gates which self-close.

• Since parking will be promoted in the rear of the buildings,
new construction within the Old Town Area should have
“360 degree” appearance, with design and detail consideration for all visible sides.

The building materials
most commonly used within
traditional downtowns are earth-toned
brick and stone. Ceramic tile and terra
cotta are also used as ornamentation
around doors, windows and cornices.

the street should be avoided. However, corner buildings
might take advantage of their prominent locations with
angled, rounded or recessed corner entrances or other
small setbacks.

• Rough sawed wood, aluminum panels and siding, and
plastic or metal panels are prohibited within the Old Town
Area.

• Exterior insulation ﬁnish systems (EIFS) or Dryvit are prohibited within the Old Town Area.

Doors and Entrances
The doors and entrances to the new buildings in the Old Town
Area should provide an open invitation to potential customers,
be attractive and inviting to pedestrians, and add visual interest
to the street. However, doors should be appropriately sized
and in scale with a building’s façade.

• The front doors of new buildings should reﬂect the scale,

• Establish a distinctive visual image and character for the
different areas of the Village.

Architectural Style
traditional architectural styles. Modern architectural styles
are discouraged.

The public right of way is also addressed and the guidelines make a
number of recommendations for future village action, including:
• Creation of a detailed Streetscape Improvement Plan for
the entire Old Town area, which would involve coordinated
landscaping; pedestrian lighting; distinctive signage and
banners; coordinated street furniture; accent landscaping at key
locations; and gateway signage.
• Design streets no larger than 4 lanes wide, with 2 lanes for onstreet parking and 2 lanes for moving vehicles.
• Provide sidewalks on both sides of the street with a 10-foot
minimum width in shopping areas and a 5-foot minimum width
in residential areas.

• Main entrances should be at the front of the building and
face the sidewalk. Buildings situated on corner lots may
take advantage of their prominent locations with angled,
or rounded corner entrances.

• New buildings need not be historic replicas, but should
offer high-quality and compatible interpretations of the
traditional styles present within historic and traditional
downtowns.

• Regardless of style, new buildings should use traditional

In addition to describing standards for residential and commercial
areas, special attention is devoted to the Old Town area in the
village. This section focuses on the design techniques that promote
a friendly, pedestrian environment within a traditional downtown
framework. The guidelines set standards in building height, bulk
and proportion as well as building placement and orientation. These
sections promote buildings that are three- and four-story in height
to create a sense of enclosure as well as continuous rows of buildings
constructed at the front property line to create a street wall.
Traditional architectural styles are encouraged to correspond with
the existing historic buildings. The guidelines also make a series of
recommendations in regards to the building materials and colors
and placement characteristics of doors and windows. The design
of off-street parking also receives attention; for example, parking
should be located behind the buildings so that it does not disrupt the
pedestrian sidewalk network.

placement, and proportions of traditional downtown;
recessed entrances are encouraged so that doors do not
open into the pedestrian way within the public right of
way.

6)

• Development within the Old Town Area should consist of

masonry materials and reﬂect the predominant scale,
height, massing, and proportions of traditional downtowns
and Old Town areas.

• Main entrances should be designed as an important architectural feature of the building.

2)

7)
5) A brick arch continues the streetwall where
parking or courtyard separates two buildings.
6) Carpentersville’s Otto Engineering buildings
display the desired character and materials for
new buildings in Old Town. 7) A new building
uses proportions and details of classic architecture.

• New buildings should incorporate decorative cornices, columns, reliefs, terra cotta tiles, and other signiﬁcant façade
detailing.
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Old Town/Mixed Use Commercial Area

1) & 2) Brick and stone used in more traditional applications make for attractive, lasting
mixed use and commercial buildings. Details
such as stone arches and decorative insets add
to the integrity and interest of design.

with the original style and character of the façade.

Windows
Display windows on the ground floor of commercial buildings
in a mixed-use downtown are one of the distinguishing features of pedestrian oriented shopping areas. They allow passersby to see merchandise within a commercial building from
the sidewalk. Windows on the upper floors of traditional Old

Page 24

Village of Carpentersville Development Standards & Design Guidelines

Colors

Town Area buildings should be smaller and less prominent, but
should have attractive detailing and decorative trim.

Color should be used to unite the elements of a façade and to
highlight architectural features. However, the colors on individual buildings should complement and be compatible with
the predominant hues of nearby buildings.

• Large ground-ﬂoor display windows and bays are strongly
encouraged for retail and entertainment uses within the
Old Town Area and should be in consistent proportion
with historic downtowns.

• The predominant colors for Old Town Area buildings

• Windows on the upper ﬂoors of new buildings should
appear to be “punched” openings within a solid wall,
rather than as continuous rows of windows separated only
by their frames. Curtain-wall window treatments are not
permitted within the Old Town Area area. Upper ﬂoor
windows should be recessed, not ﬂush with the surface of
the building.

• Doors and entryways of buildings should be compatible

should consist of earth tones. The natural brick and stone
colors should predominate. Darker or lighter hues may be
used as accent trim.

3)

• Ceramic tile, terra-cotta, brick, stone, and glass surfaces
should not be painted, unless it is appropriate to the architectural style.

• Windows should complement the architectural style of the
building.

Awnings and Canopies

• Window glazing should be clear or slightly tinted. Dark,
mirrored, reﬂective glass, or glass block is not permitted.

• Where existing windows are important architectural features in a building’s façade, window size and conﬁguration
should be maintained; window openings should not be
covered over or boarded up.

1)

4)

Awnings (temporary/seasonal) and canopies (permanent) protect shoppers from the elements, add color and visual interest
to the street, and contribute significantly to an area’s pedestrian scale and interest.

• Awnings and canopies should be integrated into the fa-

• Ground ﬂoor windows can be used for displays, however

çade of all commercial buildings within the Old Town Area
and should be in character with the architectural style of
the building.

business owners should allow full and unobstructed views
into their businesses. Obstructing windows from the interior of a building with shelving, display cases, signage or
other objects is not permitted.

• Awnings should be properly placed above entrances and
may extend over storefront windows.

• The color of awnings and canopies should complement

2)

Roofs and Rooflines

eight feet above the sidewalk.

• Awnings should be made of a canvas or durable fabric
material that can be easily cleaned. Hard plastic, or other
materials that could be cracked or broken are prohibited.
Awnings and canopies that become windblown or torn
should be repaired immediately.

• The roofs of commercial buildings should be ﬂat, shallowsloped or gabled.

• Roof parapets should be utilized to create an interesting
building proﬁle and to hide vents and other rooftop equipment.

• Cornices, and other decorative detail are encouraged

and enhance the overall color scheme of the building
façade.

• Awnings and canopies should be positioned a minimum of

The rooflines of new buildings should be similar to the rooflines of traditional downtowns and town centers in terms of
shape, alignment, and architectural detailing.

3)

5)
3) A primarily flat roofline is broken up with
hipped roof accents at each end. 4) Open
glazing and storefront street level windows
allow for window shopping and merchandise
display. Upper level windows are punched and
in classic proportions. 5) Rear service entrances to a multi-tenant building still provide
straightforward, safe access into businesses for
employees.

along the rooﬂines of buildings.

• Sloped mansard style (shake or shingle) roofs are prohibited within the Old Town Area.

• Rooﬂines and architectural details should compliment the
building’s architectural style, and contribute to the Old
Town Area’s character, image and appeal.

Page 25

Old Town/Mixed Use Commercial Area

1) A range of earth tones and neutral tones are
used to decorate this riverfront building in Old
Town. 2) & 3) Awnings or covered entry and
walkways enhance the pedestrian experience
and friendliness of commercial and mixed use
buildings.

• Back lit awnings and canopies, shingle and mansard canopies, and metal and plastic awnings are prohibited within
the Old Town Area.

• Awnings and canopies should be used only when they are
compatible with, or complement the architectural style
of the building. Awnings should not appear out of place,
“forced”, or as an afterthought.
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Lighting

Signs

The lighting of a building’s façade can help identify stores
and businesses, promote a sense of safety and security, and
highlight prominent Old Town Area buildings and building
features.

Signs not only communicate the nature of individual businesses, but also influence the overall image and character of
Carpentersville’s Old Town Area.

• Raised, individual letters mounted directly on the building,
as well as signs that use light colors for lettering and darker
colors for backgrounds, are encouraged throughout the
Old Town Area.

• Appropriate lighting should be used to illuminate entries
into the Old Town Area, signage, displays, and pedestrian
and parking areas, as well as to highlight signiﬁcant architectural elements.

• Building lighting should be subtle and understated and

4)

1)

• Wall-mounted signs should be designed as an integrated
component of the building façade, and should not cover
important architectural details.

should enhance the building design and the adjoining
landscape; light ﬁxtures shall be designed and oriented to
produce minimal glare, nuisance, and spillover onto neighboring properties.

• Exterior signs shall be limited to business identiﬁcation and

• Exterior lighting sources shall be concealed with bafﬂes or

• The size, material, color, and shape of signs should comple-

shields to provide direct illumination; where concealment
is not practical, light ﬁxtures should be compatible with
overall storefront design. Spotlighting is prohibited for
commercial buildings within the Old Town Area.

description. Signs for special promotions, sales, products,
and advertising signs are discouraged.
ment the architectural style and scale of the building.

• When a building contains multiple storefronts, signage for

2)

5)

• Incandescent lighting creates a warm atmosphere and is

all businesses should be compatible in design and consistent in placement.

• Pole signs and internally illuminated box signs are prohib-

encouraged. Diffused, soft white light is encouraged. Excessive lighting should be avoided to reduce light pollution.

ited in the Old Town Area.

• Street numbers shall be prominently displayed at the main

• Street lighting within the Old Town Area should be at a pe-

entrance to every business and be clearly visible from the
street. Consideration should be given to a consistent style
and placement of street numbers within the Old Town
Area.

destrian scale. Light standards should be between 12’-18’.
Parking areas within the Old Town Area should contain
both pedestrian and vehicular scale lighting.

• A common style of pedestrian-scale light ﬁxtures has been

• The Village should establish a comprehensive wayﬁnding

selected by the Village, already exists along and adjacent
to the Main Street Bridge, and will be used throughout the
Old Town Area. The same or similar style of light ﬁxture
should be used where appropriate as part of new development and redevelopment within Old Town.

3)

signage system that can direct visitors to the Old Town
Area. Directories and signage could also guide and direct
both motorists and pedestrians to key destinations within
the area, including public parking areas, the Fox River, and
other such destinations.

Rear Yards and Rear Facades
4)

6)
4) Awnings and landscaping provide color and
interest in this lively pedestrian area. 5) Coordination of awning style, color and placement
unifies this multi-tenant building, while still
allowing for individual business signage.
6) Old Town’s street lighting already unifies
Main Street across the Fox River.
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1) & 2) Uniform sign panels customized with
business name lettering prevents sign clutter. Illumination is external by architectural
gooseneck lighting. 3) Low monument signage
is appropriate in some locations, such as this
parking area. 4) A rear facade continues brick
facing and solid doors for screening of service
and garbage areas.

The rear portions of all properties should be clean, attractive
and well maintained, particularly where these areas are visible
to the public.

• The backs of existing commercial buildings should be
well kept, with rear façades being “comparable” to front
façades.

• Secondary rear entrances to stores and shops are encouraged in blocks where public parking or pedestrian walkways are located behind the buildings.

Page 28

Source: Village of Carpentersville, Prepared by Houseal Lavigne Associates, 2007

Select pages from the Village’s Design
and Development Guidelines found in the
Old town/Mixed-Use Commercial Area
Section.
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2009 Longmeadow Parkway Corridor Study
With support from the Illinois Department of Transportation, the
Village of Carpentersville updated the 2007 Comprehensive Plan to
include a corridor plan for the Longmeadow Parkway. The Parkway
is a proposed four-lane arterial road running for 5.6 miles from
Huntley Road to Illinois Route 62. It will run through the newly
acquired Kane County Brunner Family Forest Preserve with a new
toll bridge to cross the Fox River. This new corridor has significant
land use and transportation implications and the study outlines a
plan to both encourage proper design, engineering and construction
of the parkway corridor and accommodate and support appropriate
development that will improve the character, job opportunities, and
resources of the village.
While the Longmeadow Parkway is almost two miles away
from Old Town, the corridor plan makes a series of land use and
transportation recommendations that will likely have an impact on
the historic center of Carpentersville. This will be particularly true of
the recommendations to improve transportation circulation, but the
land use proposals may also impact Old Town as well:

• A second river crossing has the potential to lessen traffic
volumes currently experienced on the Main Street Bridge in Old
Town.
• Extension of the Fox River Trail westward and inclusion of
pedestrian and bicycle facilities on the new bridge to strengthen
the regional trail network.
• The widening of IL Route 31 and inclusion of a separate multi-use
path for bicyclists and pedestrians.
• Williams Road/Sandbloom Road will not have a direct
connection with the parkway but will instead feature a gradeseparated crossing beneath the new road.
• Potential addition of a pedestrian bridge over the Fox River to the
Brunner Family Forest Preserve.
• New commercial clusters at the intersections with Bolz Road,
IL-25, and IL-31.

Excerpt from Kane County’s LMP Informational Brochure
LONGMEADOW PARKWAY
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HISTORY

Since the 1950’s, Kane County has experienced major development and growth in the area surrounding the historical city
centers along the Fox River, which runs north-south through the County. The roadway network along the Fox River was
originally developed to accommodate travel between these city centers. Recent growth in development, and the
accompanying increase in traffic, has resulted in major congestion and pressure on the existing communities to accommodate
the travel needs of residents. Currently, motorists wishing to cross the Fox River to get to other locations must travel a
longer indirect route through city centers or I-90, a controlled-access tollway.
Representatives in Kane County recognized that the Fox River, with its limited number of crossings, represented a major
impediment to travel in an area that was rapidly developing. In 1990 the Fox River Bridge Advisory Committee was formed
to address these issues. The Committee included representatives from townships, municipalities and counties near the Fox
River. Working with the Chicago Area Transportation Study (CATS) and considering public input, the Fox River Bridge
Advisory Committee developed and evaluated a number of Fox River crossing alternatives between Illinois Route 62 in
Algonquin and Illinois Route 47 in Yorkville.
The Longmeadow Parkway Fox River Bridge Corridor was evaluated for its effectiveness in addressing traffic congestion on
roadways in the northern region of Kane County, and deemed potentially effective at addressing the regional traffic needs.
Consequently, the Longmeadow Parkway Bridge Corridor was studied as part of the Fox River Bridge Crossings
Environmental Impact Study (EIS) in the 1990s.

INFORMATIONAL BROCHURE
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PURPOSE AND NEED

Three Fox River Bridge Corridors (Longmeadow Parkway, Stearns Road, and IL56/Oak Street) received environmental
approval from the Federal Highway Administration in May of 2002. The Purpose and Need of the Longmeadow Parkway
have been defined in the Record of Decision as:
1) Enhance Kane County's transportation network by reducing congestion and providing alternate and more direct
routes.
2) Serve existing land use through efficient access to central business districts; public services; and employment and
commercial centers.
3) Serve proposed land use in conformance to Kane County's 2020 Land Resource Management Plan, (now updated to
the 2030 Plan) which encourages compact, contiguous growth in the eastern portion of the County and preserves the
rural qualities of the western portion.

PROJECT STATUS
Kane County is anticipated to reinitiate Phase I engineering, which will outline the right-of-way needed, roadway design
requirements, preliminary design of the bridge over the Fox River, subsoil investigations, and drainage and hydraulic
requirements. It is expected that the County will receive design approval for the Phase I Engineering from the Illinois
Department of Transportation in 2009. The County has been acquiring right-of-way since 2004, and will continue
acquiring critical parcels until the available funding is exhausted. Recognizing that funding is limited, the County has
focused on critical right-of-way acquisitions between IL 31 and IL 25.
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Source: Kane County, http://kdot.countyofkane.org/Publications/LongmeadowPublic%20Hearing%20Informational%20Brochure%20-%20April%202009.pdf
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Section Three
Community Outreach
Summary
For the Old Town plan, a primary goal is to optimize community
engagement, focusing particularly on populations that have
typically been underrepresented or harder to reach in previous
planning initiatives. A public outreach strategy was formulated
by CMAP staff to emphasize broad-based inclusion of
Carpentersville residents and other stakeholders, such that the
concerns and interests of the community will be reflected in the
goals of its comprehensive plan.
Part of this community engagement process to determine Old
Town’s existing conditions includes meeting with City officials
and the project’s steering committee, holding confidential
interviews with key leaders throughout the community, and
conducting public meetings to ascertain ideas from the wider
community in Carpentersville.

On November 3, 2011, the Planning
and Zoning Commission held a Special
meeting at Carpentersville Middle
School. Approximately 50 residents
and business owners participated in the
visioning charrette.
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Board of Trustees and Planning and Zoning
Commission Meetings

Business Development Commission

CMAP staff joined a regular meeting of the Board of Trustees and of
the Planning and Zoning Commission to introduce members to the
Old Town plan project and gather feedback regarding issues and
opportunities for improvement in Old Town.

Issues
The trustees and commissioners noted a number of issues that they
would like to see addressed in the Old Town plan. They immediately
recognized that the existing traffic congestion and traffic pattern
limits how people move and interact with the Old Town area. They
also acknowledged that the riverfront is currently underutilized
and the aesthetics of the riverbank and shoreline are poor.
Several members also raised concerns about parking availability
and location. The lack of evening activities in the area was also
mentioned.

Opportunities
Next the trustees and commissioners listed projects and
redevelopment sites that could help address the issues and
concerns they identified. Overall, there was a desire amongst the
group to capitalize upon existing community assets. Some of the
specific project ideas included:
• Develop a riverwalk along both sides of the river with shoreline
beautification.
• Redevelopment potential of specific parcels if businesses relocate.
• Expansion of green spaces and parks along Lincoln Avenue.
• Promote alternative travel routes to alleviate peak hour traffic
congestion on Main Street.

CMAP staff also joined a regular meeting of the Village’s Business
Development Commission to gather feedback regarding issues
and opportunities for improvement in Old Town. This commission
reinforced many of the same issues and opportunities that came up
in the discussion with the Village Board and the Planning and Zoning
Commission.

Issues
The commissioners also recognized the existing traffic congestion
and traffic pattern as barriers for how people move around Old
Town. Others noted the lack of public transit options. Several
members also raised concerns about parking availability while
others reflected that there are a lot of surface parking lots along the
riverfront. The commissioners acknowledged that the riverfront
is currently underutilized and the shoreline needs to be restored
and that views of the river need to be opened up. Members also
identified the lack of residential density nearby may make it hard
for new businesses to start up. Others raised concerns about the
lack of demand for condominiums given the housing market today.
Several members identified specific parcels as having a blighting
effect on the surroundings. Other members raised concerns about
coordinating the actions of the property owners in the area. Like
the Village Board and Planning and Zoning Commission, the lack of
evening activities in the area was also mentioned.

Opportunities
Next the commissioners listed projects and redevelopment sites
that could help address the issues and concerns they identified.
Some of the specific project ideas included:

• Rehabilitate apartment buildings along the Fox River.

• Add a traffic signal along Main Street and a second bridge over the
Fox River (the Longmeadow Parkway or another bridge) to improve
traffic flow.

• Extension of the bike trail across the Fox River to connect to
Raceway Woods.

• Extension of public transit to reduce traffic and reduce the need
for parking.

The trustees and commissioners turned to brainstorming what
types of uses and businesses they would like to see in Old Town.
This activity provides information on the desirable scale and level
of use in the area. The suggestions focused on adding businesses
and offices that would enliven the area during both day and night as
well as weekday and weekend. A recommendation was made that
any new businesses stay within the architectural guidelines of the
area. The types of businesses included a canoe or kayak rental, a
microbrewery, a small community theatre, condominiums, fitness
center, non-chain or small-chain businesses, and space for artisans.

• Develop a riverwalk along both sides of the river with a restored
shoreline.
• Redevelop Triangle Park into a surface parking lot.
• Redevelop the surface parking lots along the Fox River for retail,
office and/or residential.
• Redevelopment potential of specific parcels if businesses relocate.
• Utilize the train bridge to extend the riverwalk across the Fox
River.
• Build rail along bike path to connect to Metra station in Elgin.
The commissioners turned to brainstorming what types of uses and
businesses would be appropriate for Old Town. The suggestions
focused on adding a range of businesses, from light manufacturing
and office space to destination restaurants and river-focused

DRAFT SECTION THREE: COMMUNITY OUTREACH SUMMARY

businesses like fishing supply and boat rental retail. Government
offices and museums were mentioned as well as a French Market
and other service-based businesses that nearby residents could use
for their daily activities.

Key Person Interviews Summary
In order to gain further insight into the issues and opportunities that
exist in Old Town, CMAP staff conducted interviews with several
key stakeholders throughout the community. These individuals
represented a wide variety of interests and perspectives, and ranged
from institutional leaders to business owners to community leaders.
While the discussions are confidential, the information provided by
the key stakeholders will contribute to the plan for Old Town.

Public Visioning Workshop
To initiate the public’s involvement in the planning process, a
public visioning workshop was held to hear from residents and
stakeholders and create a vision for the Old Town area that will be
used as a basis for the plan. The workshop was held on November 3,
2011 at Carpentersville Middle School with a total of 30 residents and
community stakeholders in attendance. Participants learned about
the existing conditions in Old Town through a brief presentation by
CMAP. Next, participants were divided into small groups to work
with aerial maps of Old Town and discuss how they want the area
to look in the next 10-15 years. The groups reviewed what types of
new uses, businesses, or employment opportunities should come
into the area as well as how to support or improve the existing uses.
Groups also discussed ways to improve traffic flow and access to the
river.

Current Strengths of Old Town
In each of the meetings and conversations held throughout the first
phase of the Old Town planning process, residents and stakeholders
shared a myriad of strengths found in Old Town. By identifying those
assets which the community treasures most, the comprehensive
plan can preserve and enhance those strengths as it prepares Old
Town for future development.
Strengths identified included:
• Proximity to the Fox River
• Historic and beautiful architecture, specifically the Otto
Engineering Buildings
• Fox River Bike Trail
• Unique residential neighborhoods
• Proximity to the Kane County Forest Preserves
• Walkability
• Historically significant to the development of the Fox River Valley
• Redevelopment opportunities
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Visioning Session “Big” Ideas
Then each small group was asked to share their two big ideas for
Old Town with the entire group, revealing that many of the groups
discussed similar ideas. Then the larger group was asked to vote for
the idea that matched their goals for the area:
Table 3.1. Small Group Ideas Responses
Idea

Percent that
voted as most
important

Utilize riverfront with recreational activities
and access to clean riverbanks

27%

Entertainment and/or public river access at
the current site of M&M Cement.

20%

Rezone M&M Cement property to
commercial instead of manufacturing

17%

Make Main Street east of Washington a
pedestrian-only street and redevelop with
destination retail

13%

Create a riverwalk with park areas

10%

Improve access to Carpenter Park

3%

Improve pedestrian realm from Dundee

3%

Traffic movement restrictions

3%

Separation of automobiles from pedestrians

0%

Alleviate traffic congestion with a
roundabout on Main Street and Washington

0%
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Professional Planners Charrette

Big Ideas from the Professional Planners Charrette

To provide additional input and innovative ideas for the Old Town
Plan, CMAP worked with the Village of Carpentersville Staff to
hold a “professional planners” charrette on November 16th at
Carpentersville Middle School from 8am to 2pm.

• Make Main Street work for all forms of transportation.

Approximately 50 professionals from a variety of specialties and
interests participated in the workshop. Professionals included
planners, architects, historians, housing professionals, economic
development professionals, transportation engineers, college
students, Village staff including elected and appointed officials, and
others. Representatives from Kane County, Pace, and the Regional
Transportation Authority (RTA) also participated in the workshop.
One of the key communication tools to inform professionals about
the charrette was an email notification that was sent out by the
Illinois Chapter of the American Planning Association (ILAPA) to all
of its members.

• Establish redevelopment zone on M&M, Public Works, and Com
Ed sites, include housing.

Prior to the charrette, each attendee was sent a summary of Old
Town’s existing conditions. The day began with an optional walking
tour of Old Town to provide additional details and an overview of the
area. The tour was led by Village staff.
Upon returning to Carpentersville Middle School, CMAP staff gave
a presentation of the key issues and opportunities in Old Town and
the charrette directions. Attendees then sat at one of six tables to
create a detailed plan of Old Town focusing upon a special area of
focus for the following specialities: land use; transportation; parks
and environment; urban design and streetscape; housing; and
economic development/retail. After an hour of working at each table
participants were asked to switch to a second table for the last hour
of the exercise.

• Improve Washington & Main intersection, 4-way stop or traffic
signal.
• Convert Main Street to two-way east of Washington.

• Connect workforce housing to transit and walkable destinations.
• Focus on recreational-related business development (river &
trail.)
• Redevelop M&M site with restaurant, retail, and riverwalk.
• Enhance all connections to forest preserves.
• Relocate Village Hall back to Old Town, on Public Works site.
• Incorporate urban design principles into zoning.
• Fill in gaps around Triangle Park.
• Create Greenway that follows Carpenter Creek from the M&M
site to Carpenter Park.
• Change zoning along Main Street to allow for home-based
commercial businesses
A more detailed summary of both the professional planners
charrette and the public charrette is included in the Appendix.

DRAFT SECTION FOUR: DEMOGRAPHIC SUMMARY

Section Four
Demographic
Summary
To gain insight into the market and demographic dynamics
that impact Old Town, data from the U.S. Census was gathered
for analysis. While data for the Old Town study area was not
available, information on the larger Carpentersville community
will shed light on the dynamics that impact Old Town.
Data discussed in this section comes from the 2000 U.S. Census,
and from the 2005-2009 American Community Survey, both
collected by the U.S. Census Bureau. For comparisons and trend
analysis, data was also gathered for the same periods for Kane
County and the Chicago, IL-IN Urbanized Area, which includes
all contiguous areas with a population density of more than 1,000
persons per square mile.
Key Findings
• Latino residents now make up the majority of the population. Carpentersville has
seen significant growth in Latino residents, who now constitute over 50% of the
total population.
• Carpentersville is a young community with a larger average household size. With
a median age of 29.4 years, the village has a large population under 19 years of age.
The average household size of 3.47 people is larger than the county and regional
average.
• Fewer individuals with high school diplomas go on to pursue higher education.
Only 20% of Carpentersville residents over 25 years of age have completed a
bachelor’s degree or higher.
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Demographic Analysis
Analysis of U.S. Census and American Community Survey data
yields the following findings.
• The average household size in Carpentersville is relatively
high compared to the County and the Chicago region.
Carpentersville’s average household size of 3.47 is higher than
the Kane County size of 2.98 and the regional size of 2.73.
• Carpentersville’s population experienced a moderate
increase in  the last decade. Between 2000 and 2010, the
village’s population increased by 23% (from 30,586 to 37,691
residents). This growth rate is slightly less than the rest of Kane
County yet much larger than the region as a whole.
• Carpentersville is becoming a more diverse community.
In 2000, whites represented roughly 50% of the population
in Carpentersville. With significant growth in the Latino,
African-American, and Asian populations as well as population
loss among whites, whites now make up less than 40% of
the population in 2010. Throughout the decade, the Latino
population increased by more than 50% and now constitutes 50%
of the total population. The growth in Latino population reflects
similar trends in the Chicago region. The most significant
percent increase, of 256%, was among Asian residents, yet this
group represents only 5.4% of the total population.
• Carpentersville is a younger community. With 37% of the
population less than 19 years old and more than 82.7% of the
population less than 50 years old, the village has a median age
of 29.4 years. The median age for Kane County is 34.5 years,
which can be attributed to the fewer number of residents under
19 years of age and the larger number of residents more than 50
years of age at the county level.
• Household incomes in Carpentersville are keeping pace
with the region, but remain slightly lower than those of
the rest of Kane County. The median household income for
Carpentersville is $57,379, which is lower than the county’s of
$68,327 and roughly equal to the region’s median household
income of $60,289. Roughly similar to the region, approximately
65% of the village’s households earn less than $75,000. Only 7%
of the households in Carpentersville earn more than $150,000;
whereas a larger number of households in the county (12%) and
the region (12%) make this amount or greater.
• There is a gap in the number of Carpentersville residents
with a higher education degree compared to the county
and the region. Almost 70% of Carpentersville residents
who are 25 years or over hold high school diplomas. This is
lower than the 83% of Kane County and 85% of Chicago region
residents with a high school diploma. Approximately 21%
of this population has earned a bachelor’s degree or higher
in Carpentersville. Compared to 31% of this population in
Kane County and 34% in the Chicago region, the number of
Carpentersville’s residents achieving a higher education degree
is significantly less.

• Unemployment rates in Carpentersville are comparable
to the region. The village’s unemployment rate of 7.4% is
slightly lower than that of the Chicago region and slightly higher
than that of Kane County. Carpentersville also has a slightly
higher percentage of residents in the labor force.
Table 4.1. Population, Households, and Household Size, 2010
Carpentersville

Kane
County

Chicago
Region

Population

37,691

515,269

8,431,386

Households

10,852

170,479

3,088,156

Average Household
Size

3.47

2.98

2.73

Source - 2010 Census					
Table 4.2. Population and Change in Population, 2000 and 2010
Carpentersville

Kane
County

Chicago
Region

Population, 2000

30,586

404,119

8,146,264

Population, 2010

37,691

515,269

8,431,386

Change, 2000-10

7,105

111,150

285,122

Change as %, 200010

23.2%

27.5%

3.5%

Source - 2000 and 2010 Census				
Table 4.3. Race and Ethnicity, 2010
Carpentersville

Kane County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

White

13,810

36.6%

304,051

59.0%

4,486,557

53.2%

Hispanic
or
Latino*

18,877

50.1%

158,390

30.7%

1,823,609

21.6%

Black or
African
American

2,399

6.4%

27,819

5.4%

1,465,417

17.4%

Asian

2,022

5.4%

17,505

3.4%

513,694

6.1%

Other**

583

1.5%

7504

1.5%

142,109

1.7%

Source - 2010 Census
* includes Hispanic or Latino residents of any race
** includes American Indian and Alaska Native, Native Hawaiian and
Other Pacific Islander, Some Other Race, and Two or More Races
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Table 4.6. Household Income, 2009			

Table 4.4. Change in Race and Ethnicity, 2000-2010
Carpentersville

Kane County

Change in

Percent

Change in

Percent

Change in

Percent

Population

Change

Population

Change

Population

Change

White

-2052

-12.94%

30661

11.2%

-200702

-4.3%

Hispanic

6467

52.11%

62466

65.1%

414407

29.4%

Chicago Region

or
Latino*
1165

94.41%

5342

23.8%

-72117

-4.7%

Asian

1454

255.99%

10363

145.1%

137701

36.6%

Other**

71

13.87%

2318

44.7%

5833

4.3%

Black or

17

Carpentersville

Kane
County

Chicago
Region

Less than $25,000

1447

23209

590496

$25,000 to $49,999

3174

34097

647461

$50,000 to $74,999

2521

31563

560678

$75,000 to $99,999

1588

24725

413233

$100,000 to $149,000

1662

27956

453565

$150,000 and over

520

19993

359250

Median Income (2009)

$57,379

$68,327

$60,289

African
American

Source - 2000 and 2010 Census

Source - 2005-2009 ACS						
				
Table 4.7. Education Levels, 2010

* includes Hispanic or Latino residents of any race
** includes American Indian and Alaska Native, Native Hawaiian and
Other Pacific Islander, Some Other Race, and Two or More Races
Table 4.5. Age Cohorts and Median Age, 2010
Carpentersville

Kane County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

Under 19
years

13796

36.6%

162747

31.6%

2346937

27.8%

20 to 34
years

8897

23.6%

98541

19.1%

1790049

21.2%

35 to 49
years

8467

22.5%

115036

22.3%

1807886

21.4%

50 to 64
years

4559

12.1%

89255

17.3%

1534488

18.2%

65 to 79
years

1573

4.2%

36769

7.1%

679470

8.1%

80 years
and over

399

1.1%

12921

2.5%

272556

3.2%

Carpentersville

Kane County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

Population,
25 years and
over

21,403

100.0%

303,216

100.0%

5,474,185

100.0%

High school
diploma or
higher

14,904

69.6%

251,908

83.1%

4,656,235

85.1%

Bachelor’s
degree or
higher

4,473

20.9%

93,658

30.9%

1,873,198

34.2%

Source - 2010 Census					
Table 4.8. Employment Status, 2009

Median
29.4
Age (2010)

34.5

N/A

Source - 2010 Census					

Carpentersville

Kane County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

25465

100.0%

361976

100.0%

6508852

100.0%

In labor force

18708

73.5%

259607

71.7%

4438726

68.2%

Employed

17327

92.6%

242068

93.2%

4062466

91.5%

1381

7.4%

17387

6.7%

364544

8.2%

6757

26.5%

102369

28.3%

2070126

31.8%

Population,
16 years and
over

Unemployed
Not in labor
force

Source - 2005-2009 ACS
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Section Five
Economic Assessment
Key Findings
The assessment of economic and employment data for Carpentersville yields the
following key findings:
• Carpentersville’s employment base has grown substantially during the
last decade, albeit from a small base.  The number of private sector jobs in
Carpentersville increased from 3,532 to 4,672 between 2000 and 2010, an increase
of thirty-two percent. However, Carpentersville still fares poorly in its overall
number of jobs. In 2010, Carpentersville’s 4,672 jobs represented one job for every
8.07 residents.
• Manufacturing, retail trade and food services account for nearly
three-quarters of Carpentersville jobs. Carpentersville has long been a
manufacturing magnet for northern Kane County and it still retains that status
today. In addition to manufacturing jobs, retail service jobs that are primarily
located within Spring Hill Mall, also contribute to the local employment base.
• Despite the location of a major shopping center in Carpentersville, retail
sales per capita in the Village is low. In 2010, Carpentersville generated more
than $190 million in general merchandise retail sales, or more than $5,000 per
Carpentersville resident. The per capita rate of retail sales falls short of that for
Kane County ($8,800 per resident) and is only half as much as that for the region
($9,700 per resident).
• Carpentersville has a high retail vacancy rate. Data from the third quarter
of 2011 shows that Carpentersville’s retail space had a vacancy rate of 15.1%, nearly
twice as much as that for the county (9.5%) and the region (8.4%).
• Carpentersville possesses limited amount of office space, but low vacancy
rates, particularly during difficult economic times, suggests there is
demand for additional growth. Since 2000, the Village’s inventory of office
space has remained unchanged at just under 88,000 square feet of available space.
However, the vacancy rate for office space in the Village decreased considerably,
from 22 percent to just two percent.
Otto Engineering is the largest private
business and employer in the Old Town
area. This photo includes the current
directory sign near the visitor parking
area on Main Street.
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Employment Analysis

Table 5.2. Employment of Workers by Industry Sector, 2010

Carpentersville has substantially increased its number of jobs
over the last decade. According to the Illinois Department of
Employment Security, the number of private sector jobs in
Carpentersville increased from 3,532 to 4,672 between 2000 and 2010,
an increase of thirty-two percent.

Count

Percent

Manufacturing

1492

31.9%

Retail Trade

1219

26.1%

Accommodation and Food Services

725

15.5%

Administration & Support, Waste Management
and Remediation

320

6.8%

Health Care and Social Assistance

185

4.0%

Carpentersville’s private sector job increase runs counter to similar
data for both Kane County and the region. During the same period,
jobs declined by six percent in Kane County, and by more than ten
percent throughout the Chicago region.

Other Services (excluding Public Administration)

156

3.3%

Table 5.1. Private Sector Employment Estimates

Finance and Insurance

125

2.7%

Carpentersville

Kane County

6-County Region

Employment,
2000

3,532

165,760

3,487,542

Employment,
2010

4,672

155,665

3,133,051

Change, 2000-10

1,140

-10,095

-354,491

Change as %,
2000-10

32.3%

-6.1%

-10.2%

*The 6-County Region includes those counties with detailed
employment data available through IDES. These counties include
Cook, Kane, Lake, Kane, McHenry and Will Counties.
Source: Illinois Department of Employment Security		
Despite the increase in jobs, however, Carpentersville still fares
poorly in its overall number of jobs. In 2010, Carpentersville’s 4,672
jobs represented one job for every 8.07 residents. Kane County’s
155,665 jobs equal one job for every 3.31 Kane residents and the
region’s 3,133,051 jobs equal one job for every 2.69 regional residents.
Carpentersville’s employment base is strongly tilted toward
manufacturing, retail and food service industries. Nearly
three-quarters of Carpentersville’s workers are employed in
manufacturing, retail and food service jobs. While Carpentersville
has long been a manufacturing center for northern Kane County,
the Village’s Spring Hill Mall is also a major contributor to the local
employment base.

Professional, Scientific, and Technical Services

122

2.6%

Real Estate and Rental and Leasing

93

2.0%

Construction

83

1.8%

Educational Services

0

0.0%

Wholesale Trade

0

0.0%

Arts, Entertainment, and Recreation

0

0.0%

Transportation and Warehousing

0

0.0%

Public Administration

0

0.0%

Information

0

0.0%

Management of Companies and Enterprises

0

0.0%

Utilities

0

0.0%

Agriculture, Forestry, Fishing and Hunting

0

0.0%

Mining, Quarrying, and Oil and Gas Extraction

0

0.0%

Total

4,672

100.0%

Source: Illinois Department of Employment Security
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According to ESRI Business Analyst’s database, Carpentersville’s
largest employers in 2011 are:
Table 5.3. Top Ten Carpentersville Employers, 2011
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Carpentersville’s residential properties account for nearly ninety
percent of overall property value in the Village. Like many traditional
bedroom communities with limited commercial or industrial sites,
Carpentersville’s residential properties comprise the overwhelming
bulk of property value in the Village. Residential properties
account for 87 percent of the $720 million in property value in
Carpentersville. Commercial, industrial and farm properties make
up the remaining 13 percent of property value in the Village.

Employer

2011 Employment

Community School Dist. 300

828

Otto Engineering

580

Village of Carpentersville

530

Revcor, Inc.

375

Trim-Rite Food Corp.

220

Woodman’s Food Market

200

Property Type

Estimated EAV

Home Depot

168

Residential EAV

$628,180,843

Hexion Specialty Chemicals

150

Commercial EAV

$75,815,890

Grayhill, Inc.

120

Industrial EAV

$15,408,740

Dorothy DeLacey Family Educ. Ctr.

120

Farm EAV

$1,097,690

Railroad EAV

$0

Mineral EAV

$0

Total EAV

$720,503,163

Source: ESRI Business Analyst
Carpentersville attracts workers from throughout Kane County
and the northwest suburban portions of the Chicago region.
According to the U.S. Census Bureau’s Longitudinal Employment
and Household Dynamics (LEHD) database, 87 percent of
Carpentersville’s workforce resides outside of Carpentersville. The
greatest share of Carpentersville workforce from outside the village
comes from Elgin (9.9 percent). Another 26 percent of the workforce
resides in nearby northwestern suburbs and in Chicago, and
more than 50 percent of Carpentersville workers come from other
locations in the region.
Table 5.4. Residence Location of Workers in Carpentersville, 2009
Count

Percent

Total Workers

7,119

100%

Carpentersville

928

13.0%

Elgin

704

9.9%

Algonquin

548

7.7%

Crystal Lake

310

4.4%

Lake in the Hills

302

4.2%

West Dundee

190

2.7%

Chicago

171

2.4%

South Elgin

113

1.6%

Schaumburg

111

1.6%

Palatine

102

1.4%

All Other Locations

3,640

51.1%

Source - LEHD		
Residence Location of Carpentersville Workers, 2009

Table 5.5. Carpentersville Equalized Assessed Value (EAV) by
Property Type, 2008

Source: Illinois Department of Revenue
Carpentersville has high rates of vacancy in its retail real estate
market, but low rates of vacancy for its industrial and office real
estate markets. In total, Carpentersville contains 4.4 million square
feet of commercial real estate space, with nearly one-third of that
devoted to retail uses. Data from the third quarter of 2011 shows
that Carpentersville’s retail space had a vacancy rate of 15.1%, nearly
twice as much as that for the county (9.5%) and the region (8.4%).
Conversely, Carpentersville reported much lower vacancy rates for
industrial and office space, compared to the county and region.
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Table 5.6. Commercial Real Estate Square Footage and Vacancy by
Type, 2011 3Q

Table 5.8. Retail Vacancy Rates, 2006 and 2011 (3Q)

Carpentersville

Total RBA

Vacancy

Far Northwest
Chicago
Metropolitan
Submarket

Region*

Total RBA

Total RBA

Rate

Vacancy
Rate

Vacancy

Retail
Vacancy
Rate

Total Retail
SF, 2006

2006
Vacancy
Rate

Total Retail SF,
2011 (3Q)

2011 (3Q)
Vacancy
Rate

1,033,109

8.2%

1,064,169

15.1%

Rate

Retail

1,064,169

15.1%

30,078,552

9.5%

495,806,918

8.4%

Source: CoStar

Industrial

2,238,491

7.1%

61,559,857

10.9%

1,111,381,632

11.2%

Office

87,782

2.4%

11,544,651

23.3%

453,853,490

15.1%

Total

3,390,442

9.5%

103,183,060

11.9%

2,061,042,040

11.4%

Industrial vacancies in Carpentersville declined substantially
through the middle of the last decade, but have increased since.
Between 2000 and 2011 Carpentersville’s vacancy rate for industrial
space decreased from seven to just one percent. Since that time
there has been a steady increase in the rate, bringing it to its current
rate of seven percent. This is still a figure that is lower than that of
the county and region, both of which are around eleven percent.

Commercial
Real Estate

Source: CMAP Analysis of CoStar data
* CoStar’s Chicago Region includes portions of Northwest Indiana and
southwest Wisconsin
Carpentersville generates substantially less revenue from retail
sales on a per capita basis compared to the county and region. In
2010, Carpentersville generated more than $190 million in general
merchandise retail sales, or more than $5,000 per Carpentersville
resident. The per capita rate of retail sales falls short of that for
Kane County ($8,800 per resident) and is only half as much as that
for the region ($9,700 per resident). Despite having a major mall
in the community, Carpentersville residents are choosing to make
purchasing decisions outside of the Village.
Table 5.7. General Merchandise Retail Sales, 2010
Carpentersville

Kane County

7-County Region

Retail sales

$192,690,352

$4,532,735,476

$81,925,804,488

Retail sales per
capita

$5,112

$8,797

$9,717

Source: Illinois Department of Revenue 		
Retail space vacancy in Carpentersville has doubled since 2006.
Retail space has been particularly hurt by the economic downturn
of the last few years. In 2006, Carpentersville’s retail space reported
a vacancy rate of 8.2%, equaling approximately 85,000 square feet
of available retail space. By 2011, the vacancy rate for retail space
surged upward to 15.1%, equaling approximately 161,000 square
feet of available space. This substantial increase occurred despite
minimal additions in total retail space over the five-year period.

			

Table 5.9. Industrial Vacancy Rates, 2000 and 2011 (3Q)

Industrial
Vacancy
Rate

Total
Industrial
SF, 2000

2000
Vacancy
Rate

2,207,298

7.4%

Source: CoStar

Total Industrial
SF, 2011 (3Q)
2,238,491

2011 (3Q)
Vacancy
Rate
7.1%

			

Carpentersville’s inventory of office space also experienced a
significant decrease in vacancy rate over the last decade. Since
2000, the Village’s inventory of office space has remained unchanged
at just under 88,000 square feet of available space. However, the
vacancy rate for office space in the Village decreased considerably,
from 22 percent to just two percent. The decrease in the vacancy
rate, during difficult economic times and without any increase in the
inventory, may be an indicator of the demand for additional office
space in Carpentersville.
Table 5.10. Office Vacancy Rates, 2000 and 2011 (3Q)

Office
Vacancy
Rate

Total Office
SF, 2000

2000
Vacancy
Rate

Total Office
SF, 2011 (3Q)

2011 (3Q)
Vacancy
Rate

87,782

22.0%

87,782

2.4%

Source: CoStar				
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Section Six
Existing Land Use
The section describes the existing land use and development
conditions within the Old Town area with a focus on the different
types of land uses, the existing zoning pattern, and the built
environment. The information in this section has been obtained
from CMAP’s Geographic Information System (GIS) database
and a visual assessment of the community undertaken by the
project team in the fall of 2011.
Key Land Use and Development Findings
The following are key conclusions regarding the existing land use and development
conditions in Old Town. Moving forward in the planning process, these key findings
should help to shape (and to inform) the community’s vision, goals and objectives, and
ultimate recommendations of the Old Town Plan.
• Primarily office/light industrial. A significant portion of the “built
environment” in the Old Town area is centered upon Main Street and the Fox
River. Within this portion the majority of land uses are office and light industrial.
Otto Engineering has rehabilitated a number of historically significant industrial
buildings and converted the structures to office use.
• Very little residential, especially multi-family. Although immediately
adjacent to the eastern study area boundary, very little residential exists within the
Old Town area. Of the residential units in the area, the majority are single-family
detached homes. Some multi-family units do exist in the area, a four-unit multifamily structure at the southeast corner of Main Street and Washington Street, and
a larger apartment complex fronting the river and Lincoln Avenue.
• Government and utility parcels exist in the Study Area. The Village of
Carpentersville owns a public works facility and Fire Station #1 in the Old Town
Area. In addition to Village-owned property, ComEd owns a substation on the
southeast corner of Washington Street and Spring Street. Throughout the public
meetings, the poor appearance of the ComEd substation was continuously raised
as an issue.
• Highly visible vacant and/or underutilized parcels. Some vacant parcels
exist in the study area as does vacant space within office and light industrial
buildings. In addition to the vacant parcels, a number of large private surface
parking areas exist in the area that may present potential redevelopment
opportunities.
• Large forest preserve property and private open space. A large portion of
the study area, especially north of Main Street, fronting the Fox River is Forest
Preserve property or private open space.
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Residential

Village Services

Single-Family Residential: Single-family residential uses are
the primary residential type in the Old Town area. The small-town
character of the single-family residential neighborhoods in the
area is unique due to its generally older homes on relatively smaller
lots built upon a traditional grid pattern. This is a much different
residential character from other neighborhoods in Carpentersville,
especially when compared to the newer larger homes constructed in
the early 2000’s in the western edge of the Village.

As the historic center of the village, many of the community and
government facilities were once located in Old Town. For example,
the Village Hall was formally at the northwest corner of Main
Street and Grove Street before moving out to Besinger Drive. The
Dundee Parks District has administrative offices in the historic
Library Hall. Library Hall, constructed in 1895-1897, was originally
used for educational purposes and was built in memorial to Julius
Angelo Carpenter. The building was listed on the National Register
of Historical Places in 1973 and is an example of Romanesque
architecture.

Multi-Family Residential: A small number of multiple-family
residential units are sporadically located throughout Old Town.
Multi-family residential in the Old Town includes two to three
story apartments and a recently renovated four-unit multi-family
structure at the intersection of Main Street and Washington Street.

Office/Light Industrial
Anchored by the large Otto Engineering properties, the majority of
the built environment in the study area is office and light industrial
uses. In addition to the large historically significant buildings, a
significant amount of acreage is devoted to the associated employee
and visitor parking spaces necessary to accommodate the uses. The
Otto Engineering facilities range from one to three stories, while
other light industrial buildings on the east side of the Fox River are
generally one story. The light industrial buildings located in the
southeast sector of the Old Town Area generally consist of different
architectural design and building materials that are not in keeping
with the character of the Otto Engineering buildings along Main
Street.

Industrial
A few industrial uses front the Fox River in the southern portion of
the Old Town area. These industrial businesses are located along
Washington Street with some fronting the river. Many of these
industrial uses include outdoor storage that is visible from the street
and the river. Some industrial properties are vacant while others
appear to be very active such as the Revcor Inc. facility which is
located just east of the study area.

Community Facilities
Municipal facilities that serve Carpentersville residents which are
situated in the Old Town area include:
• Carpentersville Fire Department Station #1
• Village of Carpentersville Public Works
Just North of the Study Area
• Dundee Township Parks District Administration Building
• First Congregational Church
• New Generation Church

The Carpentersville Fire Station #1, constructed in 1960, remains in
its original location on Cleveland Street. The Village Public Works
department is currently using two blocks south of Cleveland Street
on either side of Grove for road salt and fuel storage for the Village
fleet. With the construction of new facilities for the village’s Street
and Underground divisions on Cleveland Street and Wilmette
Avenue, the current parcels will no longer be used as public works
facilities.

Business Services
The Northern Kane County Chamber of Commerce is the local
chamber of commerce for the village of Carpentersville as well
as the villages of East Dundee, Gilberts, Sleepy Hallow and West
Dundee. The chamber’s mission is to be an advocate for business
interests by identifying and following the needs of the business
community through leadership, education, development, support
and promotion. Several of the businesses in Old Town belong to the
chamber, such as Awesome Creations, Inc., Granite Factory, Habitat
for Humanity of Northern Fox Valley, Main Street Bicycles, Inc., Otto
Engineering Inc., Sign-A-Rama, and a local State Farm Insurance
office.

Retail
Very few existing retail businesses exist in the study area. Current
retail in Old Town includes a bike shop, a tobacco shop, barber
shops/hairstylist, and a convenience store. At the intersection of IL
Route 31 and Main Street a bank is located at the northeast corner.
The Old Town is considered “bookended’ by the larger national retail
chains along IL Route 31 and within the Spring Hill Mall, and the
Meadowdale Shopping Center along IL Route 25 (east of Old Town)
which includes fast food restaurants, a bowling alley and a movie
theatre. Currently, very little off-street parking spaces are provided
for the existing retail in the Old Town area. Most of the visitor
parking is located on-street.
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Open Space

Current Zoning

Public Parks: The Village of Carpentersville owns and maintains
Triangle Park, a small open space area in the heart of Old Town, and
the much larger Carpenter Park, which is just east of the study area.
Very little public open space exists along the river front in the Old
Town area, except for the Forest Preserve property in the northern
portion of the area.

Last amended in 2011, the Carpentersville Zoning Ordinance
does not entirely reflect the goals for the Old Town area laid out
in the 2007 Comprehensive Plan. The comprehensive plan, and
subsequent 2007 Development Standards & Design Guidelines
document, identified this area as a future mixed-use center with
buildings situated to create a pedestrian friendly environment.
However, the zoning ordinance currently lacks a zoning
classification that would allow for this type of development.

Forest Preserve: Kane County Forest Preserve District owns and
maintains open space north of the Otto Engineering property along
the Fox River as part of the Fox River Shores Preserve. The Fox River
Dam is the northern boundary of the Old Town Study area and is a
popular destination for visitors along the river. Nearby preserves
include Brunner Farm Preserve (to the north), and Raceway Woods
Preserve (0.5 miles to the west). In addition to the preserves, the Fox
River Trail runs through Old Town east of the river. (see Figure 12 for
details)
Private Open Space: Although Otto Engineering has large office
buildings and parking areas, almost 16 acres of their property is
undeveloped, wooded areas along the Fox River leading north
towards the Fox River Shores Preserve. Much of the area is
encumbered by floodplain which likely impacts future development,
however, the properties are attractive and are kept “natural” so that
the parcels appear as if they were part of the forest preserve land
holdings.
TABLE 6.1. Land Use Inventory
Land Use

Acres

Forest Preserve

18.75

Office

17.92

Private Open Space

15.64

Single Family Residential

13.83

Industrial/Light Industrial

4.58

Public Works/Fire Station

4.58

Vacant

3.29

Multi Family Residential

2.19

Retail

2.13

Public Open Space

0.96

Utility

0.88

Total Acres

84.75

25

In addition, the zoning map does not accurately reflect the existing
development pattern in Old Town. As per the zoning map, most
of the riverfront is zoned for either “M-1 Light Industrial” or “M-2
General Industrial” despite the fact that some areas are owned and
maintained by the Kane County Forest Preserve District. Other
items, such as parks and institutional uses, are zoned as residential.
The current zoning of Old Town is illustrated in Figure 6 and a
summary of the zoning classifications is included in Table 6.2 and
6.3.
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Figure 5a. Existing Land Use
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Figure 5b. Built Environment
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Figure 6. Current Zoning
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Table 6.2: Non Residential Zoning Classifications
Zoning
Examples of Permitted
Classification Uses

Key Required Conditions

Parking

Height

Area

C-1:
Neighborhood
Commercial

Antique shops, bicycle
repair, medical offices,
restaurants, print shop

Establishments are not
allowed to be larger than
5,000 square feet of gross
floor area. Residential uses
are not allowed. An opaque
screen must be installed
along all lot lines bordering
a residential district.
Outdoor dining areas shall be
permitted when accessory
to a permitted or special use,
subject to conditions.

Specific uses have tailored parking
space calculations, all other uses
require one space for every 300
square feet of floor area. No parking
can be located in the required front
yard. For mixed-uses, the total
number of parking spaces required
is equal to the sum of the spaces
calculated for each use separately.

40' or
three
stories.

Not to
exceed
65%.

C-2: General
Commercial

Any use allowed
in Neighborhood
Commercial, plus bowling
alleys, dry cleaning
(including processing on
site), health and fitness
facilities, hotels and
motels, taverns.

Residential uses are not
allowed. Outdoor dining
areas shall be permitted when
accessory to a permitted
or special use, subject to
conditions.

Specific uses have tailored parking
space calculations, all other uses
require one space for every 300
square feet of floor area. No parking
can be located in the required front
yard. For mixed-uses, the total
number of parking spaces required
is equal to the sum of the spaces
calculated for each use separately.

40' or
three
stories.

Not to
exceed
65%.

M-1: Light
Industrial

Bookbinding; building
material sales and
contractor shops;
custom woodworking;
laboratories, research and
testing; manufacture of
bakery products, medical
and dental equipment,
musical instruments,
textiles; professional
offices; retail sale of goods
produced on site.

Auto wrecking, junk yards,
and similar storage and
salvage; and bulk storage of
oils, petroleum, or similar
flammable liquids, chemicals,
and hazardous or toxic
materials, as a principal use
on a lot, are not allowed.
All uses are subject to
performance standards
(Section 16.17.030) which
address the potential impacts
of industrial processing.
Storage, where permitted,
shall be screened from view.

For manufacturing, laboratories,
warehouses and other similar uses,
two parking spaces are required
for every three employees on the
maximum shift, plus space to
accommodate all trucks and other
vehicles associated with the use.
Otherwise, parking requirements are
the same as the commercial areas.

50' or
four
stories.

Not to
exceed
65%.

M-2: General
Industrial

Assembling,
disassembling,
cleaning, fabricating,
manufacturing,
processing, repairing,
servicing, storing, and
testing establishments;
Above-ground storage
tanks and silos, accessory
to a permitted or special
use.

A number of uses are
prohibited, including cement,
fertilizer, and sauerkraut
manufacture. All uses are
subject to performance
standards (Section 16.17.030)
which address the potential
impacts of industrial
processing. Storage, where
permitted, shall be screened
from view.

For manufacturing, laboratories,
warehouses and other similar uses,
two parking spaces are required
for every three employees on the
maximum shift, plus space to
accommodate all trucks and other
vehicles associated with the use.
Otherwise, parking requirements are
the same as the commercial areas.

50' or
four
stories.

Not to
exceed
65%.
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Table 6.3: Residential Zoning Classifications
Permitted Uses
Residential
Zoning
Classification

Minimum Lot Sizes

Lot Coverage

Setbacks

Single family
dwellings,
public park or
playgrounds,
and home
occupations as
an accessory
use. Two-unit
dwellings are a
special use.

Required lot size
for Single-Family
Detached Dwelling
— 8,750 square feet
with a minimum
width of 70 feet.
Required lot size for
Two-Unit Dwelling
and all other uses —
10,000 square feet
with a minimum
width of 80 feet.

No building with its
accessory buildings
and associated
impervious surfaces
shall occupy more
than 60% of the lot
and the total roofed
building coverage
shall not exceed
30% of the lot.

Front Yard: 30 feet (25 30 feet, or
secondary); Rear Yard: 2.5 stories.
25 feet or 20% of lot
depth, whichever is
less; Side Yard; 6 feet.

Single-Family
Detached and
Two-Unit Dwellings
must have 2 fully
enclosed spaces
plus 2 driveway
spaces.

Townhouses;
R-4:
Single-family
Residential
(Townhouse) detached
dwellings;
public/private
park or
playgrounds,
and home
occupations as
an accessory
use. Two-unit
dwellings are a
special use.

Required lot size
for Single-Family
Detached Dwelling
— 8,750 square feet
with a minimum
width of 70 feet.
Required lot size for
Two-Unit Dwelling
— 10,000 square
feet with a minimum
width of 80 feet.
Required lot size for
a Townhouse and all
other uses — 12,000
square feet with a
minimum width of
80 feet.

No building with its
accessory buildings
and associated
impervious surfaces
shall occupy more
than 60% of the lot
and the total roofed
building coverage
shall not exceed
30% of the lot. For
existing lots less
than 40 feet wide,
exemptions are
made for stairs
and sidewalks of a
certain size.

Front Yard: 30 feet (25 30 feet, or
secondary); Rear Yard: 2.5 stories.
25 feet; Side Yard:
Each individual side
yard setback shall be
a minimum of 12 feet
or a total combined
sideyard setback
of 20% of lot width
shall be provided,
whichever is greater.

Single-Family
Detached and
Two-Unit Dwellings
must have 2
fully enclosed
spaces plus 2
driveway spaces.
Townhouses
must have 2 fully
enclosed spaces and
0.5 driveway space.
Parking spaces for
existing lots which
are less than 6,000
square feet are not
required.

R-3:
Residential
(Single and
Two Unit)

Townhouse buildings
must be 25 feet apart
and contain no more
than 5 single-family
attached dwelling
units.

Height

Parking
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Section Seven
Transportation and
Circulation
This section provides information on the existing transportation
system within Old Town Carpentersville with a focus on streets,
public transit, pedestrian and bicycle infrastructure, and freight.
The information in this section was obtained from the Illinois
Department of Transportation (IDOT), Metra, Pace, Kane County,
the Village of Carpentersville, and based upon a visual assessment
of existing conditions in the community.
Key Findings
The following are key conclusions regarding the existing conditions of the transportation
system in Old Town.
• High traffic volumes on Main Street and the street configuration result in congestion
during peak hours.
• Old Town has a highly connected street grid that lends itself to walkability.
• Lack of transit servicing Old Town reduces the accessibility of the area.
• The sidewalk network in Old Town is strong, with only a few areas that lack
connections.
• The Fox River Bike Trail is a unique asset that connects Old Town with the Kane
County Forest Preserves as well as the larger trail network.
• Truck travel is limited to a few corridors in the Old Town area.
• Old Town has limited on-street parking and most of the off-street parking is located
along the Fox River.
• Household travel patterns of households in Old Town are similar to that of the rest
of the Village and Kane Count; households drive more than the regional average and
spend one-fifth of their income on transportation costs.
A view looking west from the
intersection of Main Street and
Washington Street. Traffic flow often
experiences backups during weekday
rush hours through this intersection.
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Streets

given destination, resulting in shorter, more direct trips.

Functional Classification

Overall, the intersection density for the Old Town study area is
roughly 100 intersections per square mile, which is on the higher end
of the spectrum within Carpentersville. Typically older sections of
towns have a slightly higher intersection density given their smaller
block size and more connected grid. The more recently built roads
in Carpentersville follow a more dendritic street pattern resulting
in more reliance on the automobile. Areas are typically considered
walkable when there are at least 90 intersections per square mile,
but highly walkable areas often have more than 200 intersections
per square mile.

Thoroughfares perform three vital roles in a community – the space
for mobility, commerce and civic life. Streets vary on how much
of each role they provide based on their design. The functional
classification of a road describes the character of the road just
in terms of mobility. Other classifications systems, such as
thoroughfare type, can provide more information on how the street
relates to the surrounding homes and businesses. The following is a
breakdown of roadways by functional classification based on IDOT’s
analysis.
Arterials: Main Street is the only arterial running through Old
Town. Main Street has one moving lane in each direction until
Washington Street where it becomes a one-way street going
east with two moving lanes in that direction. The street has a
posted speed of 25 miles per hour, on-street parking only allowed
between Wisconsin Street and Washington Street, and it carries
approximately 17,900 vehicles a day on average. Western Avenue,
or IL State Route 31, just outside the study area on the western edge
has 2 moving lanes in each direction with occasional right and left
turning lanes and no parking lanes. It carries roughly the same as
Main Street, with 18,100 vehicles a day on average.
Collectors: Old Town has two collectors, Lincoln Avenue and
Washington Street. These streets perform the role of distributing
traffic between local streets and arterials. Lincoln Avenue has one
moving lane in each direction and no parking lanes. Washington
Street has one moving lane in each direction and one parking
lane north of Main Street and two parking lanes in between Main
Street and Cleveland Street. It carries 7,900 vehicles a day north
of the study area. This number drops to 2,400 vehicles a day in the
southern portion of the study area. Average daily traffic counts are
not available for Lincoln Avenue.
Local Roads: The remaining streets in Old Town are known as
local streets and they provide access to private property. The travel
speeds and traffic volumes are low and mostly consist of one moving
lane in each direction with sidewalks. Wisconsin Street has one
moving lane in each direction and on-street parking on both sides of
the street within the study area.
The village has jurisdiction over all of the streets in the Old Town
study area. The State of Illinois has jurisdiction over Western
Avenue to the west of Old Town.

Street Network and Connectivity
Connectivity measures how easily residents, workers, and visitors
can take full advantage of services, public spaces and transportation
options within Old Town. Connectivity is often measured by
intersection density because this metric is most closely correlated
with levels of walking, bicycling, and transit use. But areas with short
blocks and frequent intersections can also relieve traffic congestion
on major arterials due to the numerous different route options to a

Transit
While the Carpentersville community is served by two Pace bus
routes that provide connections to other parts of Kane County, there
is no Pace bus servicing Old Town. The nearest Metra stations—the
Elgin Station and the Big Timber Station on the Milwaukee District
West line—are within 5 to 6 miles driving distance. The Fox River
Trail in Old Town also comes within close proximity of the Elgin
Metra station, roughly 6.5 miles on the trail to the south.

Freight
Western Avenue, just outside of the study area, is a Class II state
designated truck route. The Village of Carpentersville, in addition
to seasonal restrictions, places weight restrictions on several of the
streets within Old Town. Trucks exceeding four gross tons are not
allowed to use the following streets for through traffic:
• Wisconsin Street and Washington Street north of Main Street
• Grove Street, Green Street and Lord Avenue north of Cleveland
Street
• Main Street east of Washington Street
In addition, vehicles weighing more than fifty-four thousand pounds
gross weight are not allowed over the Main Street Bridge.

Parking
There are a number of off-street surface parking lots as well as
some sections of on-street parking throughout Old Town. There
are 911 off-street parking spaces within the study area, with 90%
of the total spaces located along the riverfront and 80% of the total
spaces maintained by Otto Engineering. On-street parking is largely
limited to the area around the intersections of Main, Wisconsin,
Washington, and Cleveland Streets. There are 136 on-street parking
spaces available for no fee with limited restrictions on use. Most
of the residential buildings within the study area have off-street
parking on site.
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Figure 7. Transportation
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Figure 8. Regional Transportation System
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Figure 9. Fox River Trail
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The Fox River Bike Trail passes through Old Town on the eastern
side of the River with a non-signalized crossing at Main Street. This
off-street trail connects to the larger regional trail system, beginning
south of Aurora and traveling north to Algonquin. Along the 40-mile
route, it passes through a number of Kane County’s preserves and
recreational areas and connects to local bike trails. At this time,
there are no on-street bike lanes within Old Town.
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Transportation Indicators

Table 7.2. Mode Share, as Percentage of Work Trips

The following tables summarize how Old Town compares with the
rest of the Chicago region on a number of important transportation
metrics that give insight on how residents are moving around and
how much they are spending on transportation. Table 33 shows that
the number of miles driven annually by Old Town households is just
slightly less than the rest of Carpentersville and Kane County, but
significantly more than the rest of the region. This includes travel for
work as well as travel for other daily activities.
Mode share indicates what percentage of trips taken are using a
specific type of transportation, such as driving alone or transit.
While data for the Old Town area is not available at this level,
information about mode share for the village is useful. A slightly
lower proportion of Carpentersville residents chose to walk on
their way to work than the rest of Kane County, see Table 7.2. The
number of regional jobs that are accessible by car or by transit from
Carpentersville is less than half the number modeled for the rest of
the region, see Table 7.3. This is likely due to the distance between
the village and the nearby larger transportation corridors, like
Interstate 90 and Metra.
Traditional measures of affordability have focused on the
percentage of a household’s income going toward housing costs.
With housing costs consuming 27% of a household’s income,
Old Town is considered an affordable place to live and slightly
more affordable than the rest of Kane County. In recent years,
affordability measures have begun to incorporate the transportation
costs associated with the location of the home in addition to housing
costs. This improved metric gives a more complete picture of the
demands on households and affordability has been redefined at a
combined cost of no more than 45% of a household’s income. Table
7.4 shows that 48% of a household’s income in Old Town is going to
the combined costs of housing and transportation.
Table 7.1. Total Annual Vehicle Miles Traveled (VMT) per Household
OId Town Area*

Carpentersville

Kane County

Chicago
Region

20,040 Annual
Miles

20,323 Annual
Miles

20,785 Annual
Miles

16,567 Annual
Miles

Source:. Center for Neighborhood Technology, calculated for
Municipal Energy Profiles, available at “H+T Affordability Index”
website: http://htaindex.cnt.org/mapping_tool.php#region=Chicago,IL
* Area is based on census block group and does not exactly coincide
with the study area of this plan.

Carpentersville

Kane
County

Chicago Region (Defined by RTA as
6-county Northeastern Illinois)

Total
Workers

16,959

175,328

3,847,606

Worked at
Home

364

6,492

108,824

Drive
Alone

82.6%

83.6%

71.3%

Carpool

12.7%

11.6%

11.3%

Transit

2.4%

1.7%

12.5%

Walk

1.2%

2.0%

3.2%

Other

1.2%

1.0%

1.5%

Source: RTAMS, “Work Trip Mode Share by Area”: http://www.rtams.
org/rtams/ctppModeShareByArea; U.S. Census Bureau, 2005-2009
American Community Survey: http://www.census.gov/acs
Note: Mode shares are expressed as percentages of the working
population that did not work from home
Table 7.3. Access to Jobs in the Region, by Travel Mode
Carpentersville

Kane
County

Chicago
Region

Regional Jobs Accessible by
Automobile (commute time of 45
minutes or less by car)

7.5%

7.4%

15.9%

Regional Jobs Accessible by Transit
(commute time of 75 minutes or
less by bus or train)

9.9%

10.6%

20.9%

Source: Chicago Metropolitan Agency for Planning, weighted travel
model for roadway and public transportation.
Table 7.4. Housing & Transp. Costs as % of Income per Household
Old Town
Area*

Carpentersville

Kane
County

Chicago
Region

Housing Costs as
percent of income

27%

26.1%

30.5%

28.5%

Transportation Costs
as percent of income

21%

21.6%

22.0%

19.1%

“H+T” Costs as percent
of income

48%

47.7%

52.4%

47.5%

Source: CNT, “H+T Affordability Index”: http://htaindex.cnt.org/
mapping_tool.php#region=Chicago,IL
* Area is based on census block group and does not exactly coincide
with the study area of this plan.
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Section Eight
Natural
Environment
This section provides information on the existing open space
infrastructure within the Old Town Area of Carpentersville
with a focus on water resources, parks and natural habitat.
The information in this section was obtained from Kane
County, the Illinois Environmental Protection Agency, the
Illinois Department of Natural Resources (IDNR), the Village of
Carpentersville and based upon a visual assessment of existing
conditions in the community.
Key Findings
• The village enjoys clean drinking water from shallow groundwater wells.
While village drinking water is safe, the area is susceptible to groundwater
contamination.
• Poor water quality in the Fox River makes it is unsafe for fishing activities.
Combined sewer overflows and stormwater runoff contribute to this problem.
• Portions of Old Town are located within the 100-year floodplain. Homes and streets
experience flooding when the Fox River and Carpenter Creek overflow their banks.
• The nearby Kane County Forest Preserves and Bike Trails are a regional
destination within close proximity to Old Town.
The Fox River is one of Old Town’s
most important assets. There are
areas where the public can access the
riverfront, however, opportunities
for improving public access should be
explored.
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Water Supply and Treatment

Watersheds and Surface Water Quality

The Village of Carpentersville relies on shallow groundwater
wells for drinking water. The Village’s Water Department pumps
water from several community wells, all located within the village
boundary, and combines the water together prior to treatment.
The village currently pumps one billion gallons annually, or
approximately 2.7 million gallons a day. Carpentersville is required
by the United States Environmental Protection Agency (USEPA) to
produce an annual water quality report by the Safe Drinking Water
Act. The latest reports can be found on the village’s website and no
water quality violations were recorded in 2010.1

Carpentersville is located within the Fox River Watershed.
Watersheds are areas of land defined by how water moves over the
landscape. Areas that drain into a common point, such as a stream
or river, are within the same watershed. The Fox River Watershed
is a partially developed watershed originating in Waukesha County,
Wisconsin and flowing south through 11 counties in Northeastern
Illinois, including Kane County. Most of the village is within the Fox
River-Jelkes Creek sub-watershed, including the Old Town area.
This sub-watershed is more urbanized than the rest of the Fox River
watershed in Kane County.

Based on a well site survey conducted by the Illinois EPA, there
are 3 potential sources of groundwater contamination within the
village, mostly due to the potential of leaking underground storage
tanks. Reported tank leakages of a regulated substance are managed
by the Illinois Emergency Management Agency and the Illinois
Environmental Protection Agency. The status of the leaking tanks
can be found in the leaking underground storage tank incident
tracking database maintained by the Illinois EPA. Over the years,
several reports have been made of leaking incidents within the Old
Town Area of Carpentersville. Many of these reports have received
confirmation from the state that the cleanup activities conducted
are sufficient and no further remediation is required. The Village
is currently in the process of removing the two underground tanks
affiliated with their public works facility.

According to the Illinois EPA’s Section 303(d) List for 2010, the
7.8-mile stretch of the Fox River running through Old Town is not
meeting Illinois’ standards for water quality. 2 Specifically this
segment is impaired for two designated uses, fish consumption
and aquatic life, and is categorized as a medium priority by the
state. However, this stretch of the river has not yet been tested for
a number of other uses, including primary and secondary contact.
Table 8.1 provides more information on the analyzed impairments
in this river segment. The impairments can be connected to a range
of potential sources including changes in flow regime, alteration in
riverbank vegetative covers, combined sewer overflows, municipal
point source discharges, urban runoff/storm sewers, atmospheric
deposition and other unknown sources. The Illinois EPA does not
list Carpenter Creek, which enters the Fox River from the east just
south of Cleveland Street, as an impaired waterway. This may be due
to its small size rather than a reflection of the stream’s condition.

In 2002, several of the roads in Old Town were replaced and new
water mains, sanitary sewers, and storm sewers were constructed.
The upgrades occurred on Cleveland from Lord to Washington; Lord
from Maple south to the end; Green from Maple to Cleveland; Grove
from Maple.
The Village’s wastewater treatment system consists of 12 sanitary
pumping stations that pump sewage to a treatment facility. During
dry weather, the facility treats 2.25 million gallons of sewage a day.
The water is treated to specific discharge standards and then is
released into the Fox River, as permitted by the Illinois EPA.

Table 8.1. Impaired streams in Carpentersville
Water body

Analyzed Use

name and

Use Support

Impairment(s)

Level

segment
Fox River

Fish Consumption

Not Supporting

Polychorinated biphenyls; Alteration

(IL_DT-20)

Aquatic Life

Not Supporting

in stream-side or littoral vegetative
covers; Dissolved Oxygen; Other flow
regime alterations

Source: IEPA, Section 303(d) List, http://www.epa.state.il.us/water/
tmdl/303-appendix/2010/appendix-a2-303d-list-alphabetizeddraft-3-26-10.pdf
A significant portion of the Old Town area is within a special flood
hazard area. These areas are delineated by FEMA’s National Flood
Insurance Program and are subject to inundation by the base flood,
also known as the 100-year flood. On the east side of the Fox River,
the 100-year floodplain is generally located from the river to the
Fox River Bike Trail and up Carpenter Creek and into Carpenter
Park. There is also a portion of the west side of the study area
within the 100-year floodplain, generally between Lincoln Avenue
and the river. There are other areas in Old Town that are within the
500-year floodplain, including the area west of the river just south
of Main Street and east of Lincoln Avenue. Base flood elevations
have yet to be determined for Carpenter Creek north of Cleveland
Street at Carpenter Park. The village has begun a floodplain study of
Carpenter Creek to accurately determine the floodplain in this area.

1 http://vil.carpentersville.il.us/PDF-files/10water-report.pdf

2 http://www.epa.state.il.us/water/tmdl/303-appendix/2010/appendixa2-303d-list-alphabetized-draft-3-26-10.pdf
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Figure 10. Water Resources
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Open Space and Natural Resources

Regional Open Space

Village Parks
Old Town has two parks within the study area, Triangle Park
and McNamee Park. Triangle Park is bounded by Main Street,
Washington Street, and Wisconsin Street. Maintained by the
village, this park currently features passive amenities, such as
park benches and one linear sidewalk through the parcel. Mixeduse redevelopment of Old Town, as recommended in the 2007
Comprehensive Plan, could change the importance and role of
Triangle Park. Improvements to the park could make it a central
gathering point and destination for pedestrians in the area.

The Old Town area is within close proximity to the following regional
open spaces. The following information regarding each preserve is
from the Forest Preserve District of Kane County website (http://
www.kaneforest.com):
• Fox River Bike Trail: Created in 1988 following the
abandonment of the C&NW railroad valley spur, this regional
bike trail begins south of Aurora and travels north to Algonquin.
Along the 40-mile route, it passes through a number of Kane
County’s preserves and recreational areas and connects to local
bike trails. The trail passes through Old Town on the eastern side
of the River with a non-signalized crossing at Main Street.

McNamee Park, bounded by the Fox River and Washington Street
south of the Fox River Bike Trail, also features passive amenities
and an opportunity get close to the Fox River. The village has almost
finished constructing a canoe and emergency boat launch within the
park that will allow residents as well as fire rescue to access the river.

• Fox River Shores Forest Preserve:  Just to the north of Old
Town along the western and eastern side of the Fox River,
this Kane County Forest Preserve has been created along the
floodplain. The Fox River Bike Trail runs through the eastern
side of this 195-acre preserve.

There are two significant village parks just outside of the Old Town
study area, Carpenter Park and John Jack Hill Park. Carpenter Park
is immediately east of Old Town, bounded by Lord Avenue, Maple
Avenue, Carpenter Boulevard, and Cleveland Street. This a large
community park that features passive and recreational amenities
with Carpenter Creek traversing the park on the south and east sides
of the property. The park has been home to festivals, bicycle races
and other community events.

• Raceway Woods Forest Preserve: Jointly managed by the
Dundee Township Park District and the Forest Preserve District
of Kane County, this 122-acre open space was formerly home to
a race track. Along the steep banks, visitors traveling on foot,
bicycle, and horse can encounter pocket seeps that eventually
form a stream that runs through the preserve.

John Jack Hill Park is located on the western side of the Fox River, in
between the water and Lincoln Avenue. The Village received funding
from the Kane County Riverboat Grant program to support the
construction of a pedestrian path within the park that links up to the
West Dundee Riverwalk to the south.

• Brunner Family Forest Preserve: This preserve was recently
purchased by the Forest Preserve District from the Brunner
Family, previous owners of the site. This nearly 850-acre area
features several thousand feet of frontage along the Fox River
as well as wetlands and wooded areas. The district intends to
preserve the area and construct trails over time.

Improving Access to the Fox River
The 2007 Comprehensive Plan recognizes the Fox River as an
important amenity to the community and the Old Town area. The
plan recommends that the village work to expand and improve
access to the river, which could include bank stabilization and
riverfront clean-up activities in addition to preserving the existing
natural areas along the riverfront. The plan suggests that the village
take advantage of redevelopment opportunities by coordinating
improved access through the use of easements, property acquisition
or dedications.
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ke Outlet
Figure 12. Regional Park System

Algonquin

This figure illustrates the nearby Forest Preserves that are located
near Old Town Carpentersville. Source: Kane County Forest
Preserve District website http://www.kaneforest.com/.
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Section Nine
Image and Identity
According to the Village of Carpentersville Comprehensive Plan
“The Old Town Subarea has lost so much of its identity and history
that most residents questioned where Downtown Carpentersville
was during community outreach exercises.”
By focusing on Old Town the Village hopes that the Plan will
become a catalyst to spur and guide new development that
strengthens the area’s image and identity. This section details the
physical characteristics and distinguishing elements of Old Town.
Key Findings
• Historic Area. The Old Town area has a rich history, that is easily reflected in the
architecture of its buildings. Some historic examples include: the Atlantic Flour Mills,
built in 1846, which are the oldest buildings in Carpentersville; the Star Manufacturing
Company, built in the early 1870s to make agricultural supplies and farm machinery;
and the Carpenter Store, built in 1877 and owned by the Carpenter family. (Source:
Dundee Township Historical Society). There has been tremendous reinvestment
made into rehabilitating many of these older structures by Otto Engineering, Inc.
• Small-Town Character. The area is currently described as having a small town
character, especially when considering the nearby residential neighborhoods. In
general, many of the residential homes within and adjacent to the study area are wellmaintained and significantly add to the character of the area.
• Fox River. One of the area’s most important environmental and visual assets is the
Fox River. The river attracts visitors into the area, especially along the Fox River Trail.
A new boat launch has recently been constructed along the river that is likely to bring
more canoeists and kayakers into the area.

As recommended in the Village’s
Comprehensive Plan, the Village has
installed “gateway signs” leading into
Old Town. This sign is located at the
intersection of IL Route 31 and Main
Street.
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An unused railroad bridge spans the river north of Main Street.
The bridge connects both sides of the Fox River and crosses over
an island that is under the ownership of the Kane County Forest
Preserve District. Currently, old wooden planks, many of which are
rotting, broken, or missing, provide the only walking surface across.

West of the Fox River, along Lincoln Street, at the southern edge of
the Study Area (and the Village), an apartment building fronts the
river.

Since 2007, Otto Engineering has purchased a number of older
vacant industrial buildings west of the river. This building, between
the river and Lincoln Avenue, has been recently rehabilitated and
is currently vacant.

Looking east along Main Street towards the river, the existing
buildings are located near the front property line which creates a
strong “streetwall.” This streetwall strengthens the character of
the area and promotes walkability through Old Town by supporting
a pedestrian environment.

Although the Village has installed streetscaping to help screen the
existing Com-Ed substation, the property is unattractive and
highly visible from the street.

Source: Google Earth
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The Main Street bridge was recently reconstructed. The twolane bridge includes decorative lighting with banners. The bridge
also includes a separated sidewalk along the north side and a wider
separated bicycle/pedestrian path along the south side.

Commercial and retail businesses do exist near the intersection of
Main Street and Washington Street. Existing local businesses
include barber shops, hair salons, a sign company, tobacco shop,
bike shop, and a convenience store.

A significant portion of the total acreage in the Old Town area is
currently used as surface parking areas. Many of the surface
parking lots lack internal landscaping and streetscaping. All parking
areas are private serving the local businesses. A portion of an Otto
parking area consists of permeable paver bricks that improves
stormwater management and runoff.

Very little multi-family housing exists in the Study Area, however,
as illustrated in this photo, a newly constructed multi-family
home (4 units) is located at the intersection of Main Street and
Washington Street. The project is very attractive and includes high
quality building materials and landscaping.

The existing single-family residential neighborhood that is
included both within and adjacent to the Old Town area is generally
well-maintained and established. The character of the study area
changes quickly from Main Street, where it is generally an office and
business area, to a quaint residential area further away from Main
Street.

233 South Wacker Drive, Suite 800
Chicago, IL 60606
312 454 0400
info@cmap.illinois.gov
www.cmap.illinois.gov

The Chicago Metropolitan Agency for Planning (CMAP) is the region’s
official comprehensive planning organization. Its GO TO 2040 planning
campaign is helping the region’s seven counties and 284 communities
to implement strategies that address transportation, housing, economic
development, open space, the environment, and other quality of life issues. See www.cmap.illinois.gov for more information.
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