Vehicular Access.

The street network should create a safe, comfortable pedestrian and
bicycling environment. Except for those parcels abutting existing publicly
dedicated streets, the creative redevelopment of blocks or portions of
blocks, which results in a high quality environment and preserves trees,
may depend upon providing flexibility in typical subdivision standards. As
such, and given the low volume of traffic on these internal streets, right-of-
way and street pavement width standards may be reduced if such variation
results in a better arrangement of units, more open space/tree preservation
and/or achieves a more desirable, appealing environment. Narrower streets
slow traffic and reduce accidents by requiring the driver to be cautions.

On street parking should be allowed on all streets, except arterials.
Street trees may be added in the on-street parking lane to enhance the
neighborhood character and serve as barriers when cars are not parked to
slow down traffic.

All new road construction shall include curbs and gutters.

Pedestrian Pathways.

Each dwelling should have a pedestrian connection from the front door to
the sidewalk of a minimum width of three (3) feet. All public sidewalks
along a street or within a common area shall be a minimum width of 5
feet.

Where feasible, all existing and new public utilities shall be located
underground. Above ground utility boxes should be screened from view,
and located to rear of lots or between lots.

Open Space.

All new residential developments, twenty (20) acres or more in area, should
retain a minimum of 30% of the total land area for green space. Required
detention facilities and wetlands should count toward this green space
component.

Garage doors should never be the dominant architectural feature of the
principal facade. Garage doors should be set back from the average horizontal
plane of the principal fagade.

Garages should be treated with the
same level of architectural detailing as
the remainder of the structure.

Garages that are side loaded can
eliminate the visual impact of large

Driveways can use varied materials
to minimize the visual impact of long
stretches of pavement.

Whenever possible, multiple bay
garages should use multiple doors in
favor of one wide door.
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TRADITIONAL NEIGHBORHOOD DESIGN (TND)

TND is a planning concept that calls for residential neighborhoods to be
designed in a similar format to small villages and neighborhoods of the early
20™ Century, such as the traditional neighborhoods at the core of Marengo.
Those traditional formats were characterized by single-family homes on
small lots, narrow front yards, front porches, detached garages located in
the backyard, walkable commercial areas with shops lining the sidewalk,
and public parks town greens, or village squares. The automobile is still
accommodated, with ample parking and efficient circulation, but it does not
dominate the landscape.

The following principals and guidelines should be incorporated into all
developments proposed in areas designated as TND in the Land Use Plan:

. . Streets should be designed to maximize Attractive and usable public open spaces are
Pedestrian Oriented Street Patterns. ) _ _ pedestrian activity. important elements of traditionally design
Dead ends, cul-de-sacs and long blocks, combined with low-density neighborhoods, where individual residences
development severely diminish the pedestrian quality of a community. As a may have smaller private yards.

result, people have a natural incentive to use their cars instead. Therefore,
street patterns in new subdivisions should be designed to achieve maximum
connectivity to existing roads and provide short blocks and a grid-like
design.

Narrow Roadway Design.

In conventional subdivisions it is common for new residential areas to
have street widths of 50 to 60 feet. This disproportionately wide cartway
(relative to the number of cars on local streets) tends to result in speeding
and generally makes the neighborhood less conducive to walking and
biking. Therefore, in TND areas, narrower streets with 9 —10 foot drive
lanes and 9-foot parallel parking lanes on one or both sides of the street are
encouraged.

Pedestrian Amenities.

. . . . Narrow front setbacks can help to make streets more visually
All new streets should be designed with sidewalks, cross walks, traffic interesting and can foster social interaction among residents.

calming measures, landscaping, benches, trash receptacles and other
features necessary encourage and accommodate walkable neighborhoods.
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Narrow Front Setbacks.

Locating buildings closer to the sidewalk helps to make streets more
pedestrian oriented by fostering social interaction and establishing
a visual edge to the public right-of-way. New subdivisions should
encourage narrow setbacks by establishing maximum front setbacks
or built-to lines (which require that the front facade be placed a certain
distance from the from property line). The majority of private land
should be located in the rear yard.

Garages.

Many conventional subdivisions have streetscapes that are visually
dominated by large two or three car garages. To emphasize the
pedestrian orientation of TND developments, garages should be
setback a minimum of 10 feet from the average plane of the primary
facade. Wherever possible garages should be located in the rear
yard. Ideally vehicular access to garages would be granted through
rear alleys. Because side yards between structures tend to be narrow
in TND neighborhoods, buildings should be designed to direct the
majority of views toward the front and rear yards.

Public Parks and Open Space.

Public parks, greens and open spaces are essential in TND settings
where houses have smaller private yards. In addition, such parks
and public spaces are attractive in pedestrian oriented environments
because they provide a place for resting, having a picnic, or holding
events.

Traditionally designed developments offer highly integrated street networks and a mix of
residential and non-residential uses.
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CONSERVATION DESIGN

The design standards for traditional detached single-family projects may permit
development of smaller lots or “building pads” in cluster configurations where
open space can be aggregated for better efficiency in providing recreational
space, natural feature protection areas for trees, tree clusters, and wetlands.

Orientation.

Major pedestrian entry and building front(s) should be oriented toward the
“primary pedestrian street,” which is defined as the street to which the main
building entry or a main pedestrian walkway from the entry is oriented. On
corner lots, the primary pedestrian street is the street with the address, front
building facade, and/or main pedestrian access to the building.

Access and Curb Cuts.

If a private rear access road can be provided within the development, vehicle
access should be from the access road with no curb cuts on the primary
pedestrian street. Shared driveways for detached single-family residences
should be prohibited.

Parking.

Off-street parking is permitted in shared or cooperative parking lots within
common areas, and in garages served by rear access private drives. Garages
facing the primary street should be oriented to the side and/or rear of the unit.

a 4 )&f.:‘
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Conservation (cluster) developments allow for lot

configurations that typically conserve more open
space than traditional developments.

Open Space.

Open space is aggregated for the benefit of all cluster dwellings, consisting of
the following hierarchy of open space: a minimum 15 foot front and rear yard
private open space of each dwelling unit, inclusive of decks, patios, and other
pedestrian only areas; and, an additional common open space shared by all
dwellings equal to a summation of a minimum of fifty (50) percent of the total
ground level building area of each cluster dwelling.

Pedestrian walkways are required to connect common and individual open
space areas to the primary pedestrian street; and can be included in the
common open space calculation.

Examples of the quality of public streetscapes and open spaces that are provided in Conservation Designed subdivisions
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EXAMPLES OF CONSERVATION DESIGN

Examples of varied single-family cluster arrangements which include
such site amenities as an increased level in the preservation of open
space, sensitive lands, and existing tree masses, and the incorporation
of water features. Such design examples, or elements thereof, would be
appropriate for those areas identified as “single family cluster with open
space” on the Land-Use/Development Framework map

Lake Forest, IL
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TOWNHOUSES/ATTACHED SINGLE-FAMILY

Townhouses are individual dwelling units sharing at least one common
wall and attached to one or more dwelling units. Each townhouse occupies
space from the ground to the roof and has direct access to private open
space. No portion of a unit may occupy space above or below another unit,
with the exception of townhouse units constructed over a common shared
parking garage, provided the garage is located underground.

Building Design.

Townhouses should be built close to the street setback line with front
doors oriented towards the street and garage doors oriented to the rear or
side of the home. Diversity in building scale and appearance is desired
to avoid the repetitiveness and sterility created by large tract, production
type developments. Integration of varied architectural styles and building
materials is recommended to distinguish individual units.

Dwelling Unit Access.
Primary access to individual dwelling units should be made through
independent exterior doorways facing a public right-of-way or courtyard.

Roofline Treatments.

Townhouse developments involving more than four units should consider
varied roof forms, windows and dormers to create an attractive, well-
proportioned development.

Townhouses should be constructed of high
quality materials and be oriented toward
the public street. Garages should be behind
Garages. townhouses and served by alleys or parking

Parking and garage access is encouraged through rear courts or alleys. courts.
When garage doors face a public street they must be set back a minimum

of 15 feet from the average horizontal plane of the principal facade of the

townhouse structure.
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MULTI-FAMILY RESIDENTIAL

The guidelines presented in this section apply to all the multi-family housing
prototypes.

Respect for Adjacent Sites.

Buildings should respect adjacent properties by being situated on their
lots to minimize disruption of privacy and outdoor activities of residents in
adjacent buildings. One consideration is the view from upper stories of new
buildings into adjacent houses or yards, especially in less intensive zones.
This problem can be addressed using the following strategies:

» Reduce the number of windows and decks on the proposed
building overlooking the neighbors.

P Step back the upper floors or increase the side or rear setback so
that window areas are farther from the property line.

» Minimize windows with views of living spaces that might infringe
on the privacy of adjacent residents.

» Stagger windows so they do not align with adjacent windows.

Open Space.

Multi-family developments should be sited to maximize opportunities for
creating usable, attractive, well-integrated open space. The following site
planning elements should be considered:

P Safe and efficient access to open space, whether public or private,
for recreation and social activities. The design and orientation of
these areas should take advantage of available sunlight and should be
sheltered from the wind, noise, and traffic of adjacent streets.

» Common areas and courtyards conveniently accessible to the
majority of units. Private open spaces, where provided, should be
contiguous with the units they serve, with direct access from the unit
and adequate screening from public view.

» Location and design of decks, balconies and upper level terraces.
» Gardens.

Landscaping.

Landscaping, including plant material, special pavement, trellises, screen
walls, planters, site furniture and similar features should be incorporated
into the design to enhance the development.

Multiple family projects should incorporate attractive open
spaces that serve all residences of the development. In
many cases storm water detention can be designed as an

amenity to large-scale projects.
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Parking and Vehicle Access.

Multi-family buildings should be sited to minimize the impact of parking
and driveways on the pedestrian environment, adjacent properties, and
pedestrian safety. The following are some examples of ways to minimize
the impacts of driveways and parking lots:

» [locate parking within the structure, if possible. If cost
considerations prohibit parking within the structure, then surface
parking should be dispersed in smaller parking courts located in the
side or rear yards, away from the primary pedestrian street.

» Break large parking lots into smaller ones.

» Share driveways with adjacent owners, when feasible.

» locate parking in lower level or less visible portions of the site.
» locate driveways so they are visually less dominant.

» Parking courts should be separated from each other by dwelling
units or by landscaped buffers.

Multiple family buildings should be designed of high
quality materials and should include highly articulated
building facades.

Building Articulation.

Long, unbroken facades and box-like forms should be avoided. Building
facades should be broken up to give the appearance of a collection of
smaller structures. To the extent possible, each of the units should be
individually recognizable. This can be accomplished with the use of
balconies, setbacks, projections and by the pattern and rhythm of windows
and doors. Additionally, secondary hipped or gabled roofs covering the
entire mass of a building are preferable to mansard roofs or segments of a
pitched roof applied at the structure’s edge.

- . . Muttl planed roofs and treatment Horlzontal articulation
Vertical articulation awnings add desirable adiies
added articulation
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Architectural Style.

There is no particular architectural style promulgated for multi-family
developments. The primary focus should be on the construction of high
quality residential environments. In general, the design of multi-family
developments should consider the compatibility with the surrounding
neighborhood. Occasionally, such projects are developed adjacent to
single-family neighborhoods and, where this occurs, measures should
be taken to ensure that the height, bulk and scale of these higher density
projects do not adversely impact single-family areas.

Materials.

Materials selected for multi-family developments should be durable and of
high quality, such as brick, and stone. Smooth faced concrete panels, or
blocks, aluminum and vinyl siding are inappropriate materials for facades
visible from the public right-of-way.

Height, Bulk, and Scale.

New developments should be compatible with the scale of development
anticipated in the Land Use Plan. Key strategies to mitigate the impacts of
proposed development and to achieve an acceptable level of compatibility
include:

» Articulating building facades vertically and horizontally in
intervals that conform to existing structures or platting patterns.
Increasing building setbacks at the ground level.

Reducing the bulk of upper floors.

Limiting the length of building facades

Reducing the height of the structure.

\AAAA4

Mechanical and Utility Equipment.

All mechanical equipment and utility meters, whether mounted on the
roof or ground must be screened from view at the public right-of-way and
neighboring properties. All screening devices are to be compatible with the
architecture and color of the adjacent structures.

Duwelling Unit Access.

Primary access to all units should be provided through an internal hallway
or individual entryways. The use of long, monotonous access balconies and
corridors providing access to units should be avoided.

Garages should never be the dominant architectural element
of the principal facade on a multiple family project.
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NON-RESIDENTIAL
General

Site Design.

The orientation of buildings on a site, the number of access points, the
location and design of parking and loading are all important elements that
must be carefully examined for all new non-residential developments to
ensure the safety, efficiency and attractiveness of the site. The following
guidelines should be used to ensure appropriate site planning.

» Structures and on-site circulation systems should be located to
minimize pedestrian/vehicle conflicts and provide cross-access to
adjacent properties.

» Curb cuts for commercial access drives along arterial roadways
should be minimized. Common driveways which provide vehicular
access to more than one site are encouraged.

» [ocate all loading facilities at the rear of the building.

» Place parking areas to the side or to the rear of buildings along
prominent road corridors.

» Parking areas must be landscaped, within the interior as well

as perimeter areas of the site. Parking areas which accommodate

a significant number of vehicles should be divided into a series of
connected smaller lots, separated by open space medians, islands, and
pedestrian walkways.

» The parking lot and cars should not be the dominant visual
element of the site. Large expansive paved areas located between the
street and the building are to be avoided in favor of smaller multiple
lots separated by landscaping and buildings.

» Parking lots adjacent to and visible from public streets should be
adequately screened from view through the use of rolling earth berms,
low screen walls, changes in elevation, landscaping or combinations
thereof whenever possible.

» Common driveways, which provide vehicular access to more than
one site, are encouraged.

» Whenever practical, shared parking between adjacent businesses
and/or developments is encouraged.

Parking areas should be separated from :

structures by a landscape area and/or a Unsightly views of parking

pedestrian walkway. areas should be screened from
view with landscaping.
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Architecture.
» Avoid blank front and sidewall elevations on street frontages and
long, “unarticulated” facades. Facades with varied front setbacks are
strongly encouraged.

» Any equipment, whether on the roof, side of building, or
ground, should be screened. The method of screening should
be architecturally integrated with the building design in terms of
materials, color, shape, and size. Where individual equipment is
provided, a continuous screen is desirable.

» Maintain continuity and rhythm with building materials and
architectural styles.

» Provide incentive for franchise businesses to renovate, or reuse
existing high quality historic buildings.

» The choice of materials should relate in character with
surrounding properties, and they should be of durable quality, suitable
for the building type.

» The height and scale of new development should be compatible
with that of surrounding development. The development should
“transition” from the height of adjacent development to the maximum
height of the proposed structure.

» The use of quality siding or masonry construction of stone or brick
on all exterior walls is encouraged.

Landscaping and Screening.

Extensive landscaping is a key element to all developments and is required
for all new non-residential projects. Not only does landscaping enhance the
visual character of such development, it also serves to screen undesirable
elements and activities from public view. The following landscape
guidelines should be employed in all new non-residential developments.

Facades should be constructed of high
quality materials and should incorporate
varied setbacks and projections to add
visual interest and to break up the mass of
the structures.

» landscaping should define entrances to buildings and parking
lots, define the edges of various land uses, provide transition between
neighboring properties (buffering), and provide screening for loading
and equipment areas.

» Where proposed uses are adjacent to dissimilar or incompatible
uses, appropriate buffering techniques such as setbacks, screening and
landscaping need to be provided to mitigate any negative effects of
such operations.

» Utilize an opaque wall or landscaping to screen any parking at
the entry periphery. A combination of walls, berms, and landscaping
material is recommended. Changing the grade of the parking lot from
existing street elevations may aid in obscuring views of automobiles
while promoting views of architectural elements of the structures
beyond.
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» landscaping around the entire base of buildings is recommended
to soften the edge between the parking lot and the structure. This
should be accented at entrances to provide focus.

» Trees should be located throughout the parking lot at a ratio of 1
tree for every 10 stalls, where no stall is more than 90 feet from a tree.

» landscaping should be protected from vehicular and pedestrian
encroachment by raised planting surfaces, depressed walks, or the use
of curbs.

. C g . . Extensive landscaping, including trees, shrubs,
» Landscaping should not obstruct visibility at drive aisle and annual and psrefnial T o

intersections. utilized in the design of all commercial properties.

» Any equipment, whether on the roof, side of building, or ground,
should be screened.

Landscape areas should be provided
at the foundation of all facades visible

. from the public right-of way.
Signs.

» All signage should be highly compatible with the building and site
design relative to color, material, and placement.

» Signs should reflect the architecture and the purpose of the building
that it represents.

The size and number of free-standing signs should
be limited to minimize their visual impact.

» Maintain appropriate scale of signs consistent with their use, i.e.
larger signs for vehicular traffic areas and smaller signs for pedestrian use
areas.

provide a unified look for multiple
tenant commercial buildings

» Limit the number of lettering styles, colors, and pieces of information
that are permitted on signs to promote legibility.

» Ensure that way-finding signs are readable from an automobile
traveling on the street.

» Separate commercial signs from civic signs.

» Exposed neon tubing is not appropriate material for outdoor signs.
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Big-Box Commercial

Large-scale retail developments are typically characterized by blank, » Predominant exterior building materials must be of high quality.
windowless facades, flat roofs, and a lack of architectural detail, with These include brick, wood, limestone, other native stone, and tinted/
undefined entries. To go beyond the prototypical designs and encourage textured concrete masonry units. Smooth-faced concrete block, tilt-
better architectural design large-scale developments should adhere to the up concrete panels, or pre-fabricated steel panels are prohibited as
following guidelines: the predominant exterior building materials. EFIS should be used

principally for building accents or for sign bands.
» Freestanding singular commercial and service oriented structures
should be oriented with their major entry toward the street where
access is provided, as well as having their major facade, windows and
signage parallel to the street.

» Uninterrupted facade lengths in excess of 100 horizontal feet are
not permitted. Faces greater than 100 feet in length must incorporate
recesses and projections along at least 20 percent of the length of the
facade. Windows, awnings, and arcades, must total at least 60 percent
of the facade length abutting a public street.

» Smaller retail stores that are part of a larger principle building are
required to have display windows and separate outside entrances.
Such smaller stores are encouraged by the City.

» Variations in rooflines are required as a means to reduce the
massive scale of these structures and add visual interest. Roofs must
have at least two of the following features: parapets concealing flat
roofs and rooftop equipment, overhanging eaves, sloped roofs, and
three or more roof slope planes.

» [Fach principle building is required to have a clearly defined, highly
visible customer entrance with features such as awnings, canopies or
porticos, arcades, wing walls, and integral planters.

» The use of divided windows with decorative window frames and Example of poor building and landscape design.
thin profile mullions is encouraged.
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Align access drives across from existing or
proposed access drives of neighboring centers.

Provide deep rear yard setbacks to accommodate
Iandscapm? sufficient to screen the rear of all
commercial uses and parking areas
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—— Locate all loading at rear of big box uses.

Provide on-site overflow parking along side or
rear of big box structures.
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Incorporate smaller retail uses into the primary
facade of the big box structures to reduce long
unarticulated facades and to increase the
commercial frontage along access drives.
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,)) Parking areas which accommodate a significant High quality large-scale retail development at Deer Park’s Town

number of vehicles should be divided into a series
of connected smaller lots. Center
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Break up large arkmi; areas,and increase
pedestrian quality of [arge-scale retail centers by
providing out-lots at intersections of access
drives, in the center of the parcel.
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Provide internal access drives that are clearly
defined by curbs, sidewalks, tree rows, and
signage.

N
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@) H M Locate commercial uses along front and side
= = setback lines to provide architectural
[ presence along public roadways and to
\ I % 8 d) minimize the visual impact of large parking
"~ [ areas.

Parking Parking
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Provide wide front yard setbacks,and
incorporate dense [andscaping, berms, walls

L and other means by which to screen parking
Minimize number of curb- from view along public roadways or
cuts along public roadways neighboring uses.
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Residential Conversion

As indicated in the Land Use Plan, there are areas within the City where
residential structures should be allowed to convert to limited retail and
office uses. However, it is critical that the residential character of these
structures and their associated lots be preserved. To accomplish this the
following standards should be applied:

» No substantial alteration to the exterior of any converted
residential structure should be allowed, unless these alterations
represent an effort to restore the original quality and residential
character of the existing structure.

» Signage should be limited to one freestanding monument sign
measuring no more than 16 square feet for each of two sign faces. All
freestanding signs should be well landscaped and maintained. Wall
signs should not be permitted on converted residential structures.

» Off-street parking should be relegated to the rear or side yards, Converted residential structures must maintain the residential
and should never be located in front of the principal structure. Where character of the building and preserve or enhance the quality of
two converted residential properties adjoin, one shared parking area the streetscape

and driveway should be allowed. All parking areas should be fully
screened from view of neighboring uses through fencing, landscaping
or a combination thereof.

» The City may require additional landscaping to enhance the

residential character of the site and to preserve and enhance the
quality of the streetscape.
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The Comprehensive Plan is a statement of policy, expressing the
objectives and aspirations of the City residents to develop a well-
planned community with a high quality of life. The Plan is a fluid
document and not an end unto itself, requiring that the City undertake
many further actions that will define how Marengo will manage
growth over the long term.

The process of managing growth over the long term consistent with the
Comprehensive Plan is dependant on developing an ongoing planning and
development review system that is tied to specific actions — programs and
tools, that will direct or facilitate growth that reflects the character of the
City, enhances its tax base, and provides for the needs of all of its citizens.
It is a systematic yet practical program intended to influence the rate,
amount, type, location and/or quality of future development within the City.
Effective growth management is the product of combining the objectives
and strategies outlined in this Plan with implementation actions and tools
described below.

Adoption of the Comprehensive Plan does not signal the end of the
comprehensive planning process in Marengo. Rather, it signals the
beginning of a process of continuing implementation whereby the Plan
serves as a guide for both public and private decisions affecting the future of
the community. This requires that the City and the community be familiar
with and generally support the major tenets of the Plan. Therefore, it is
important that the Plan be well publicized, understood and supported by
the entire community for it to be recognized as a practical and effective
guide for the City. It is also important to keep in mind that the Plan is
not static. The City must periodically re-examine and update the Plan as
conditions and community aspirations change.

IMPLEMENTATION ACTIONS

Plan implementation consists of a variety of proactive and reactive activities
that will collectively ensure that the City grows and develops into the well-
planned community envisioned in this Plan. Proactive activities are those
actions that the City initiates through a proposal, plan, improvement or
regulatory change. On the other hand, reactive activities are those in which
other parties approach the City with a proposal on which the City must
act. Preparation of specific area plans, such as the plan developed for the
revitalization of the downtown, is an example of a proactive activity, while
development review is an example of a reactive activity.

Implementation tools represent proactive activities which the City should
undertake to generate the types and character of development that foster a
well-planned community with a high quality of life. In addition to devising
a set of implementation tools, the City will also need to review and modify
existing City regulations to implement the policies and recommendations
outlined in this Plan.

The Plan implementation phase of the comprehensive planning process
begins when the City Council adopts the Plan. Adoption of the Plan then
initiates the implementation of the policies and recommendations outlined
in the Plan. Since the implementation phase will require time and effort
on the part of City staff, as well as sensible allocation of the City’s financial
resources, the City Council should prioritize all activities to be carried out.
To facilitate the implementation of the Comprehensive Plan, the City should
consider the following activities:
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» Update and revise the Zoning Ordinance and Land Subdivision
Regulations. It is highly recommended that the City update
and revise its Zoning Ordinance and the Land Subdivision
Regulations to ensure that they are consistent with the policies
and recommendations outlined in this Plan. More specifically, the
Zoning Map should be updated to reflect changes to zoning districts
and future land use designations as outlined in the Comprehensive
Plan. Also, the standards contained in both the Zoning Ordinance
and Land Subdivision Regulations should be reviewed and updated,
with particular emphasis on establishing traditional neighborhood
development and cluster housing provisions.

» Adopt an official City map. An official City map is similar to
the City Zoning Map except that it provides a greater amount of
information to guide the City in various planning and development
activities. Specifically, an official City map defines City requirements
and standards for size and location of streets, water, electricity and
sewer distribution lines, wastewater treatment plants, parks, and school
sites in accordance with the Comprehensive Plan. The map would
also provide greater legal authority and basis for site acquisitions or
dedication requirements for developers.

» Adopt a 3 to 5 year capital improvements program. A
capital improvements program relates the recommendations in the
Comprehensive Plan with the financial capabilities of the City. A
capital improvements program is generally defined as a prioritized
record of public improvements to be provided over a certain period
of time relating to the need for improvements such as streets, parks
and open spaces, and other civic infrastructure. Prioritization of these
improvements is based on the City’s fiscal ability and resource capacity
to support them. The value of a capital improvements program is its
ability to provide citizens and public agencies a clear conception of the
projects to be constructed and financed in the coming years. It is under
these circumstances that the community may avoid duplicating wasteful

services as well as call attention to any deficiencies that the City may
have in order to stimulate action to promptly correct them.

» Prepare a fiscal impact analysis of key growth areas. The
City should evaluate the impact of growth and development on its
finances as part of its long-term strategic planning process. A fiscal
impact analysis of key growth areas would help determine the long
term impact of these areas on City finances and resources. A fiscal
impact analysis would help the City sensibly allocate its finances
and resources by evaluating potential new revenue sources, current
and future levels of services, and new costs associated with serving a
growing community. This approach would also benefit other taxing
districts.

» Historic Preservation and Design Guidelines Manual. Although
several structures in the City are listed on the National Register of
Historic Places, and many other structures worthy of preservation, such
as the Copula House, there is currently no historic district to guide
preservation efforts. The sense of place created by these buildings is
the essential character-defining feature of the City, and every attempt
should be made to preserve it. Programs and strategies underway in the
City through the Historic Preservation Committee should be supported
to encourage an appreciation of the City’s architectural heritage. The
City, with private organizations, should undertake a comprehensive
city-wide survey of the Marengo’s historic building stock, undertake an
evaluation of these buildings, and then pass local ordinances, and create
incentive programs to insure their maintenance. The goal should be to
encourage voluntary actions to preserve the historic character of the
older residential areas, including the establishment of a historic district
for the downtown and Route 20 corridor, and continued cooperation
with State and Federal agencies in protecting individual properties.

» Greenway/Bikeway System. An attractive and functional greenway
system that capitalizes on the beauty of the Kiswaukee River as its
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primary corridor, and other tributaries, and connects to a County-wide
system would provide recreation, non-vehicular transportation, natural
and wildlife preservation, and maintain its visual benefits that are a
defining characteristic of the City image and its quality of life. A series
of tasks are required to implement this system. First, local support
needs to be organized, combined with effort to seek support from
other local jurisdictions, including the Park District, McHenry County
Conservation District, and other local and state agencies. Once the
scope of the system is determined, a specific plan with standards should
be defined with respect to types of trails, greenway widths, security,
safety, funding, accessibility, local ordinances that limit development,
and other considerations. This would then allow proposed locations to
greenways to be identified and mapped, leading to an implementation
schedule and regulations for the various segments of the system.

» Proactive Special Area Planning and Design Guidelines.
This initiative would involve refining the general land use
recommendations of the Comprehensive Plan to respond to specific
issues and actual site conditions of sub-areas of the City. One example
of this approach would be to establish a specific plan for areas
currently undergoing development activity, and areas where specific
development approaches are desired, such as areas recommended
for traditional neighborhood development, or conservation design.
This effort would result in specific recommendations for limiting
access points, landscaping, sign control, and overall streetscape
elements that could unify and create an attractive and special image,
and maintaining the City’s character.

» City Appearance Plan. A series of coordinated tasks could be
undertaken to implement a broad community appearance enhancement
initiative. The first task would be to more clearly define specific
elements of such a program. These might include: 1) gateway-entry
and major corridor design improvements, including the historic Route
20 corridor; 2) inventorying important features of the City’s landscape
for preservation and enhancement; 3) exploring ways to upgrade the

appearance of public facilities, open spaces, and parks; 4) reviewing
existing ordinances for ways to increase the required level of aesthetics,
through such mechanisms as “site plan review”, “appearance review,”
and “landscape and tree preservation standards” and; 5) establishing a
city wide tree planting and maintenance program. This initiative would
benefit the City by actively pursuing ways to strengthen Marengo’s

appearance.

» Bikeway Plan. Having established a basic concept for a bikeway
system in the Comprehensive Plan, the City should undertake a study
to evaluate the feasibility of these routes, and investigate alternatives
routes to jobs, schools, shopping and other community facilities, as
well as a creating a recreational amenity for all residents. Some of these
paths will be little more than striping of a bike lane on an existing road
with signs. In new developing areas, consideration should be given to
separate off-road bike trails or bike lanes along the roadway.

» Park Plan Update. Parks and open spaces are an integral part
of the overall vision and development strategy of the City. The City
should work with the Park District to update the Park Master Plan
in light of the update to the Comprehensive Plan, to be used in the
review of development proposals. Such plan may include an inventory
and analysis of existing parks, an acquisition, development and
improvement plan, and implementation plan addressing priorities for a
long range capital improvement program.

ANNEXATION POLICY

While state statutes provide a municipality with certain controls governing
subdivision standards within the municipality’s 1-1/2 mile exterritorial
planning boundary, the municipality only has a control of land use decisions
for property that has been or can be annexed. By joining unincorporated
areas into the City’s larger incorporated area, annexation offers Marengo the
ability to control growth and ensure quality development consistent with
existing City standards.
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The process of annexing land in lllinois also provides the City and the
private property owners the ability to enter into annexation agreements
outlining a number of development controls which may extend beyond the
standards set in the City Zoning and Subdivision Ordinances. Annexation
agreements generally define the governmental agency or group responsible
for providing or maintaining infrastructure such as roads and utilities.

Due to the rapid growth of McHenry County, and Marengo’s proximity
to other growing communities, it is imperative that the City monitor
development pressures in the area and consider having annexation
agreements in place to exert greater control over the type and character
of development for critical land parcels to ensure that they conform to
the community’s character as envisioned by this Plan. To ensure proper
intergovernmental cooperation with adjacent municipalities, the City
should have boundary agreements with all adjacent municipalities.

MONITORING & UPDATING THE COMPREHENSIVE PLAN

The Comprehensive Plan is based on dynamic variables whose future
direction cannot always be accurately predicted. This Plan is based on
currently available information regarding community conditions and
desires, development trends, and an understanding of environmental issues.
Over time, most if not all of these assumptions will change. Accordingly,
changes in variables such as population and development trends should
be monitored periodically and compared with the Plan’s assumptions and
recommendations. Based on this periodic review, modifications to the
Plan will be necessary to ensure that the Plan is kept current and accurately
reflects the community’s needs and overall vision.

The Plan should be reviewed on an annual basis. Given the rate of
development anticipated in the near future, it is recommended that the City
review and update the Future Land Use Plan as needed, but at least every
2 to 3 years. Comprehensive updates to the entire Plan should preferably
happen every 5 years, but no longer than every 10 years, at which time
the Plan should be amended and re-adopted, depending on the extent of
growth and changes in the City.

IMPLEMENTATION ACTION PLAN

An implementation action plan identifies and defines each planning and
community development activity to be carried out during a particular fiscal
year, the individual responsibilities of the City for each activity, and the
specific involvement of the Planning and Zoning Commission, or other
public agency where appropriate. The tables on the following pages are
designed to provide a starting point for prioritization and budgeting of
actions needed to implement strategies and recommendations outlined in
this Plan. The action plan identifies several potential key organizations and
governmental agencies that will take part in the implementation process.
A timeframe for each activity is also specified to define general phasing for
implementation. Further refinement of this table will be needed as details of
costs and staff resources are verified and become available. In addition, the
City should review and update the action plan on an annual basis to ensure
that it stays within the City’s financial ability and resource capacity.
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IMPLEMENTATION ACTION PLAN

Classification

Action Item

Purpose

Timeframe

Responsibility

Participants

Community Establish a streetscape and wayfinding signage To create a unified identity that Near Term | City Council IDOT
Character system in the Historic Downtown District and celebrates the City’s historic
along the Route 20 corridor character
Community Establish a historic district for the downtown and | To preserve the unique historic Near Term | City Council Illinois Historic
Character Route 20 corridor, adopt local ordinances, and character of the City Preservation
develop a design manual to guide rehabilitation Agency
and new projects
Community Prepare a city-wide appearance plan to develop | To enhance the overall image and | Near Term | City Council Planning
Character plans specific areas of the City (both public and | qualityof life in the community, and Zoning
private properties) encouage new investment, and Commission;
stimulate similar private actions. Park District
Community Establish a facade improvement program for To preserve and revitalize the Near Term | City Council Chamber of
Character properties in the downtown and Route 20 overall image the City’s commercial Commerce
corridor. areas
Economic Reserve potential sites for future commercial and | To capitalize on key sites in the Long Term | Planning and Zoning | Chamber of
Development | industrial developments City that provide the greatest Commission Commerce
opportunities for commercial and
industrial development
Economic Develop a communication process between To establish a system to assess the | Long Term | City Council; Local businesses
Development | existing businesses and the Chamber of needs of businesses and develop Chamber of
Commerce initiatives to support them Commerce
Growth & Develop a fiscal impact model To evaluate the fiscal strength of Near Term | City Council Local developers
Development individual developments and the
overall fiscal balance of the City
Growth & Develop a Route 20 By-pass road To evaluate congestion on Route 20 | Long Term | City Council IDOT; McHenry
Development and in the downtown County,
Townships
Growth & Adopt an Official Map To identify City requirements and Near Term | City Council; Marengo

Development

standards for public projects and
land acquisitions

Planning and Zoning

Commission

Chapter 9




Growth & Prepare a Greenway Plan To preserve the quality and Near Term | City Council; Marengo;

Development capitalize on the recreational Planning and Zoning | McHenry
opportunities associated with the Commission County;
Kiswaukee River and its tributaries Conservation

District

Growth & Prepare a Bikeway Plan To establish an alternative means Near Term | City Council; Marengo;

Development for travel within the City, and foster Planning and Zoning | McHenry
quality of life. Commission County

Public Facilities | Relocate the Library within the downtown area | To maintain the historic presence Near Term | City Council Library District

& Services of major civic institutions in the
downtown to encourage pedestrian
activity

Public Facilities | Adopt a telecommunications plan To promote the need for cutting Near Term | City Council Local tele-

& Services edge telecommunications communications
infrastructure, including high-speed providers
internet and a fiber optic cable
system

Environment Develop a comprehensive regional stormwater To provide adequate control of Near Term | City Council; City Local developers

management system stormwater runoff Utilities Dept.

Environment Develop natural resource conservation incentives | To promote the conservation Near Term | City Council; Illinois Dept.

for future developments of natural resources on Marengo Park of Natural
environmentally sensitive properties District Resources;
Conservation
District

Parks & Develop an open space acquisition program To provide opportunities for active | Near Term | City Council; Planning

Recreation and passive parks and recreational Marengo Park and Zoning
areas District Commission

Parks & Pursue grants for constructing the City bike/ To create a connected bike/ Long Term | City Council; Planning

Recreation recreation trail system recreation trail system that serves Marengo Park and Zoning
the entire community District Commission
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DOWNTOWN ACTION PLAN Due Who Cost

Organization and Finance:

Objective: Establish a resourceful coordinating and supportive/advocate group
to assist the staff and elected officials of Marengo in implementing the strategic
plan for the downtown and communicating it to the various constituencies.

1. Establish a Downtown Marengo Redevelopment Committee (DMRC) to work | 12/1/03 City $0
12-18 months in conjunction with the staff and elected officials of Marengo in Council
implementing the first phase of the strategic plan.

¢ Include staff from the Marengo-Union Chamber
Include Board members from the Marengo-Union Chamber
Include 4-5 key property owners from the downtown
Include 4-5 key merchants from the downtown
Include one-two local realtors
Include a representative from the school system
Include one-two City Council members
Include a key City of Marengo staff member
Include two-four citizens who have a strong interest in the downtown
and perhaps some expertise in a related area (development, law, finance,
retail, etc.)

2. Serve as a “sounding board” for the City relative to the conclusions and 12/1/03 DMRC $0
recommendations which are part of the Comprehensive Plan Update

3. Work with the City to assure that long term planning as part of the Comp 12/1/03 DMRC $0
Plan as well as other short term planning such as the library and City hall sites
are done in concert with the strategic plan for the downtown.
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4. Assist the City in the development of a long term financial planning tool 6/1/04 DMRC $0

which outlines community revenue vs. expense requirements over a five year City

period and the role which the downtown can and should fulfill in meeting these

goals.

5. Work with City staff to evaluate the City staffing requirements for economic 6/1/04 DMRC $0
development, zoning, code enforcement and development review and City

incorporate these requirements into the five year revenue vs. expense plan

Objective: Conduct the necessary research to assess the current tourism
opportunities in the region; the near term opportunities in the next five years;
and, the steps which are necessary to capitalize on this asset on behalf of
Marengo and specifically the downtown.

1. In conjunction with the DMRC, empower the Chamber and/or other 9/1/04 DMRC $0
appropriate entities to conduct an economic tourism assessment with
recommendations relative to short and long term revenue potential and action
steps to maximize value.
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Obijective: Evaluate the various funding and financing options that may be
available to support the implementation objectives.

1. Evaluate the potential of Tax Increment Financing as a funding mechanism on | 9/1/04 DMRC $0—or—up to

a broad basis or on a spot development site basis. City $25,000 if a
determination
is made that
an eligibility
assessment is
reasonable

2. Evaluate the potential development of a Community Development 9/1/04 DMRC $0

Corporation to receive private funds, acquire and hold property, utilize property City

acquisition as necessary or execute other activities as allowed under Illinois law
and as such activities are accepted in the Marengo area.

3. Evaluate the state and federal funding (minimal) which may be available to 9/1/04 DMRC $0
support the initiatives of the strategic plan or the proposed public infrastructure City
improvements.

4. Evaluate the potential of the Capital Improvement Program (CIP) of the City 9/1/04 DMRC $0
and the operating budget to contribute to the public improvement segment of City

the strategic plan.

5. Consider the long term potential of a Special Service Area (SSA) to serve as 9/1/04 DMRC $0
a funding vehicle to help support marketing, developer recruitment, tenant City

recruitment, and communication for the downtown: determine the boundaries
of a potential district; understand how lllinois law operates to create an SSA;
estimate a budget for the downtown; run an analysis to determine the impact
on each property; determine the leadership to support the effort; and discuss the
timing of an introduction of the issue at some point in the future.
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6. Considering the financial options research, make a recommendation to the 12/1/04 DMRC $0
City Council relative to a proposed downtown budget and a source of funds to City

support the proposed budget.

7. Implement the approved financing recommendations. Evaluate every twelve | 6/1/05 DMRC $0
months thereafter City

8. Review the success of the proposed Redevelopment Committee and make 6/1/05 DMRC $0
a recommendation for a continuing entity (as required) to coordinate the City
implementation for the foreseeable future.
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Action Plan: Downtown Physical Issues Due Who Cost
Objective: Determine the key physical infrastructure issues impacting the
downtown and make recommendations to address these issues.

[. In cooperation with the City, immediately conduct the appropriate meetings 3/1/04 DMRC $0
and research to determine the 20/23 by-pass probabilities and develop alternate City
possibilities, if necessary, for discussion and review by the community.

2. Implement a preliminary municipal infrastructure review in areas as 6/1/04 DMRC $0
outlined by both Teska and BDI---gateways, sidewalk infrastructure, lighting, City

landscaping, public facades, private facades, parking lot appearance and street
connectivity-—and make appropriate recommendations to the City Council
concerning a five year plan.

3. Review the appropriateness of the creation of a downtown historic district 9/1/04 DMRC $0
using perhaps local ordinance and state/federal qualification and recommend a City

required action including a local oversight entity to implement the district.

4. Consider the potential development of a facade improvement program, 9/1/04 DMRC $0
its guidelines, funding source and oversight entity and incorporate the City
recommendation into the activity of the DMRC and the ultimate financing plan

of the DMRC.

5. Consider the development, approval and implementation of design 9/1/04 DMRC $0
guidelines for the downtown (prototype guidelines from other communities can City

be supplied by Teska Associates).

6. Review public and private maintenance standards for the downtown and 9/1/04 DMRC $0
make recommendations relative to the standards and financing requirements to City

meet maintenance objectives. Build into the financing plan.

7. Review of current public and private parking lot capability and policy 9/1/04 DMRC $0
and make a recommendation concerning a new coordinated parking policy, City

utilization plan and a communication plan. Build into financing plan.
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Action Plan: Redevelopment and Recruitment Due Who Cost
Objective: Complete the redevelopment analysis and establish a prioritized
redevelopment plan for key sites in the downtown.

1. Review the municipal zoning, municipal development review process and 6/1/04 DMRC $0
code enforcement process as well as the zoning recommendations in the City
Teska Plan and make the appropriate recommendations to the City Council to
facilitate the achievement of the strategy for the downtown.

2. Seek to assess the short and long term physical requirements of the City 6/1/04 DMRC $0
relative to buildings such as the library and City Hall and develop a strategy to City

retain these important “people generators” in the downtown.

3. Prioritize the various redevelopment sites in the downtown and conduct the | 12/1/04 DMRC $0
necessary investigation with ownership as well as local and regional brokers City

to determine the availability and options for the sites. Conduct a preliminary
economic analysis of each site to determine the property and sales tax income
which can be generated from each use in the context of its contribution to the
overall downtown improvement plan. Relate the assessment to the overall
financing plan prepared for the downtown.

4. Dependent upon the results of the site analysis, consider an RFQ/RFP process | 6/1/05 DMRC $0—or—up

for the high priority sites. City to $10,000
for a full RFP
process

5. Conduct preliminary discussions with regional developers to determine 6/1/04 DMRC $0

awareness and attitudes concerning Marengo and development in the area with City

downtown as a focus point.

6. Conduct an assessment with downtown property owners relative to tenant 6/1/04 DMRC $0

turnover and opportunities in the downtown in the next few years. City
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7. Consider a business recruitment program (after 6/1/05-1/1/06 DMRC
all the aforementioned preliminary work has been and thereafter | City
completed) with a focus primarily on potential
regional tenants (successful tenants from other
communities who offer a positive addition to the
downtown mix). Tenants are most probably going
to be in the areas of: a larger selection of food and
beverage; consumer services; municipal services;
home improvement and home detailing businesses;
artistic and creative arts businesses; “funky”
business that offer creative products which cannot
be found in a mall:
e Assemble information from the owner
interviews and the building assessment
e Establish recruitment targets and
communities by ownership and type
e Review local/regional municipal
recruitment targets

e Review of brokerage contacts

e Establishment of 30 key targets

e Review of “temporary” retailing options

e Visits and follow-up contacts

e Hosting of visits

e Follow-up

e Grand Opening Kit

e PR/Publicity
8. Work with METRA on the long term prospects of | 12/1/03 and DMRC
the downtown train station thereafter
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Merchant Support and Retention Due Who Cost
Objective: Establish a regular communication network for merchants and
explore various programs which may be used to create the best downtown
environment for merchants to be successful.

1. Establish a downtown merchant sub-committee reporting to the DMRC. 1/1/04 DMRC $0
2. Create a communication vehicle(s) with downtown merchants with 3/1/04 DMRC $0
opportunities for frequent two-way dialogue.

3. Review various supportive activities available to a downtown merchant 6/1/04 DMRC

support entity and prioritize opportunities:
e Cost sharing

e Co-op advertising

e Media placements

e Resident oriented promotions

e Best practice sharing

e Technical support seminars
4. Discuss and develop an event series in the downtown which supports the 9/1/04 DMRC $0 to plan
strategy and image building goals as well as the merchant goals. plus the cost

of events

5. Create a budget for the proposed merchant support activities and events and | 12/1/04 DMRC $0

integrate the budget into the proposed financing plan for the downtown.
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DOWNTOWN MARENGO
NARRATIVE OVERVIEW

A review of the community demographics indicated the following:

e Good income. Acceptable housing options. An acceptable
employment base. A relatively homogeneous population.

business districts, inc.

Downtown revitalization is a function of a variety of factors: e The pedestrian market (.5 to 1.0 miles from the center of
downtown) exhibits excellent density to support downtown
e The number of people who live and work in the market area and its demographics are consistent with the community
for the downtown and the ability to grow the number of overall—not always the case in every community.
people and the overall disposable income of the residents e The drive time (5 minutes and 15 minutes) market is
(household income). approaching the numbers which many tenants and developers
e Other customers for the downtown either through traffic would find attractive—50,000 in the total market (15
counts or through special bonus markets which have the minutes) and 10,000 in the convenience market (5 minutes).
potential to bring customers such as tourism activities or a This suggests that further rooftop growth in Marengo which
significant regional train station. appears to be probable should position the downtown over
e The quality of the business mix and its ability to provide a time to have an adequate market to pursue its strategic
reason why customers would want to come to the downtown. objectives.
e The ability of the building infrastructure to accommodate the
needs of potential tenants. Traffic counts are significant but many of the vehicles are trucks
e The economics of the tenant sites as dictated by property which do not add to the market and in fact discourage others from
owners, the quality of their management and the economics of  traveling through the market. The strategic recommendations
their offerings to tenants. strongly encourage the determination of whether or not an alternate
e The appearance of the downtown in terms of both public route for trucks can be identified in the short term and, if not
sector and private sector ownership. identified, an entirely different “center place” for the downtown must
 Municipal zoning, the permit process, the municipal be determined while isolating the primary truck route/intersection.
development process and the availability of local incentives
(as necessary). The opportunities to capitalize on the tourism in the area are
e Regional developer and tenant interest as dictated by market substantial and a concerted effort to develop a strategy in this regard
potential and the regional competition for the downtown. is outlined in the strategic recommendations.

e General economic conditions.
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As Marengo is clearly in the “crosshairs” of growth in the northwest
corridor, its largest challenge will be to achieve high quality
manageable growth which will also benefit the downtown. There
will clearly be other nodes in Marengo on major arterials which will
offer the kind of “bigger box” retail growth opportunities which are
not consistent with the downtown environment. Accordingly, the
downtown future is characterized as follows:

e Downtown is a neighborhood center: 1-5 acres; daily
convenience trips; no particular anchor; specialty retail
businesses; emphasis on a variety of food and beverage;
significant presence of municipal buildings and services.

e Longer term, downtown has the potential to become a
community center: 5-20 acres; destination shopping visits 1-
2 times per week; an anchor such as a grocery store or other
destination visit.

e All aspects of the downtown will exhibit a sense of character,
sense of place and sense of history which is consistent with
the Marengo vision for the downtown.

At the present time, the business mix in the downtown does not
provide enough reasons for customers to want to visit and make
multiple shopping trips to local merchants. The truck traffic also
appears to inhibit interest in visiting the downtown. There is

also a question about certain sites which do not present an image
consistent with a quality downtown and whether or not the current
space configuration in some buildings can effectively accommodate
the needs of contemporary retailing. Accordingly, the strategic
recommendations discuss the need to assess site opportunities and
the goals and objectives of private ownership and determine the
“footprint” opportunities which exist at present or which can be

modified or prepared for the future. Subsequently, once adequate
preparation has been completed, a developer recruitment and tenant
recruitment strategy is included in the action plan. A related review is
to assure that the municipal zoning and development review process
is streamlined in a manner such that approved developers and tenants
can be served in a timely manner. The availability of local financing
incentives, when required, must also be determined. Finally, the long
term potential of a Metra station should be determined.

Concerning the physical infrastructure in the downtown, in addition
to the key “physical issue” ---the truck traffic---a comprehensive
review of the public and private infrastructure is part of the strategic
recommendations. Areas to be reviewed include: street/sidewalk
grid connections, quality of the infrastructure, maintenance of the
infrastructure, code enforcement, design guidelines for both public
and private buildings, landscaping opportunities, and gateway
appearance and treatments to the downtown. Cost estimates over

a five year period should be determined in order to implement the
necessary improvements. A review of the resources to assure private
sector building maintenance through established municipal codes,
ordinances and guidelines should also be determined. The potential of
creating a downtown historic district or perhaps simply recognizing
historic buildings should also be pursued as a complementary side
project with the downtown strategic plan. As a key determinant

to downtown success is the number of people who are in the
downtown on a regular basis, the goal of retaining downtown “people
generators” such as the library and City Hall was identified as a key
strategic initiative and the long term possibility of securing a Metra
station can only enhance the overall viability of the downtown.
Relative to parking, it is clear that there are enough parking spaces
in the downtown to meet future demand but their location, quality of
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lots and the need for a coordinated parking communication plan was
identified as a necessary step as part of the strategic initiatives.

Finally, the interview process indicated substantial citizen interest

in the downtown and a strong interest within the private sector in
becoming more involved in the future. Since all successful strategic
plan implementation initiatives for downtowns involve a successful
public-private partnership, an 18 month steering committee
(Downtown Marengo Redevelopment Committee) to work with

the City of Marengo in coordinating and implementing a variety of
strategic action initiatives is recommended. The steering committee
can begin immediately even though The Comprehensive Plan
Update will not be completed until 2004. Areas such as recruitment
(tenant and developer), marketing, events, physical review, merchant
support, and tourism assessment are included in the action plan.
Also, the steering committee is asked to develop a budget, financing
plan and a proposed permanent organization at the end of their term
for review by the City Council when their research will be completed
and full implementation can begin. The vast majority of the required
work over the next 18 months can be completed for very little cost
through existing volunteer expertise in the community plus existing
municipal staff. It is also probable that the proposed permanent
organization and budget most likely can be phased in a manner that
can be matched to the resources which are identified in then budget
review process. Since the downtown plan was developed in concert
with the comprehensive planning being done by Teska, the work that
can begin immediately on the downtown can be done in a manner
which is consistent with the final completion of the Comprehensive
Plan Update scheduled for 2004.

The successful initiation of the downtown strategic action plan in
concert with the very positive market conditions which have been
identified, position downtown Marengo for success over the next
5-10 years and it is anticipated that real initial results should be
observed within three years. Finally, while the downtown strategy

is a “stand alone” plan, it should be emphasized again that what
Marengo does from a more comprehensive point of view in term of
growth, transportation infrastructure and the creation of other retail
nodes will have a direct impact on the pace at which the downtown is
revitalized.
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CITY OF MARENGO
COMPREHENSIVE PLAN UPDATE

DOWNTOWN REVIEW AND STRATEGIC PLAN
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FINAL REPORT

BUSINESS DISTRICTS, INC
NOVEMBER, 2003

As part of The Comprehensive Plan Update for The City of Marengo being
implemented by Teska Associates, Inc., Business Districts, Inc. (BDI) was
asked to conduct a review of the downtown to determine its current function
and economic viability within the surrounding marketplace and its role in
the overall comprehensive planning process for the community. This final
report to be incorporated into the Comprehensive Plan Update contains the
following elements:

e The March 10, 2003 Scope of Services outlining the downtown
work to be performed.

e The demographic analysis which provides the basis for the
downtowns potential in the foreseeable future.

e The Strengths, Weaknesses, Opportunities, and Threats (SWOT)
analysis summary which was produced as part of the Situation
Audit.

e The August 6, 2003 summary report which outlined the entire
Scope of Services process; provided the results of the Situation
Audit; summarized the key assets to be capitalized on and the
areas of concern to be addressed; provided the key Strategic
Recommendations which have come out of the Situation Audit;
and, provided the Implementation Recommendations which support
each aspect of the Strategic Recommendations. This report was
presented to a small group of elected officials and staff.

e The September 10, 2003 Comprehensive Plan Interim Report

presented by Teska Associates to City elected officials, staff and the
general public which included the downtown framework plan and
report (slides 6-12) as provided by BDI.

e Anarrative summary of the Situation Audit and Strategic
Recommendations.

e Aset of action plans which the City can begin to follow relative to
the pursuit of the strategic recommendations.

Downtown Marengo exhibits significant potential to become the effective
“neighborhood retail/service/government center” which the community
desires. In order to achieve this potential, The City of Marengo must pursue
the strategic initiatives on two fronts:

» Addressing those multiple issues directly impacting the downtown
as outlined in the implementation plan, and

» Growing the rooftops in the service area while enhancing the
tourism opportunities which exist in order to provide the flow of
potential customers for a downtown being revitalized.

Downtown can operate successfully within this niche over time while other
retail nodes within Marengo can grow to serve other needs as outlined in
the Comprehensive Plan. While full success will be related to growth and
overall “people generator” activity and may take 5-10 years to reach full
potential, it is expected that good incremental results can be achieved within
3-5 years as the downtown plan is aggressively pursued. The downtown
implementation plan can be pursued immediately and early action will
provide the downtown with a solid base of planning as the Comprehensive
Plan Update is completed early in 2004.
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Action Plan: Organization and Finance Due Who Cost

Objective: Establish a resourceful coordinating and supportive/advocate group
to assist the staff and elected officials of Marengo in implementing the strategic
plan for the downtown and communicating it to the various constituencies.

I. Establish a Downtown Marengo Redevelopment Committee (DMRC) to work

12-18 months in conjunction with the staff and elected officials of Marengo in

implementing the first phase of the strategic plan.

¢ Include staff from the Marengo-Union Chamber

Include Board members from the Marengo-Union Chamber

Include 4-5 key property owners from the downtown

Include 4-5 key merchants from the downtown City
12/1/03 .

Include one-two local realtors Council

Include a representative from the school system

Include one-two City Council members

Include a key City of Marengo staff member

Include two-four citizens who have a strong interest in the downtown and

perhaps some expertise in a related area (development, law, finance, retail,

etc.)

$0

2. Serve as a “sounding board” for the City relative to the conclusions and

recommendations which are part of the Comprehensive Plan Update 12/1/03 DMRC %0

3. Work with the City to assure that long term planning as part of the Comp Plan as
well as other short term planning such as the library and City hall sites are done in 12/1/03 DMRC $0
concert with the strategic plan for the downtown.

4. Assist the City in the development of a long term financial planning tool which

. . . . . DMRC
outlines community revenue vs. expense requirements over a five year period and the | 6/1/04 Cit $0
role which the downtown can and should fulfill in meeting these goals. y
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5. Work with City staff to evaluate the City staffing requirements for economic

. . . DMRC
development, zoning, code enforcement and development review and incorporate 6/1/04 Cit $0
these requirements into the five year revenue vs. expense plan y

Objective: Conduct the necessary research to assess the current tourism
opportunities in the region; the near term opportunities in the next five years; and,
the steps which are necessary to capitalize on this asset on behalf of Marengo and
specifically the downtown.

1. In conjunction with the DMRC, empower the Chamber and/or other appropriate
entities to conduct an economic tourism assessment with recommendations relative 9/1/04 DMRC $0
to short and long term revenue potential and action steps to maximize value.

Objective: Evaluate the various funding and financing options that may be
available to support the implementation objectives.

$0—or—up
to $25,000
ifa

1. Evaluate the potential of Tax Increment Financing as a funding mechanism on a DMRC determination

. . : 9/1/04 . :

broad basis or on a spot development site basis. City is made that
an eligibility
assessment is
reasonable

2. Evaluate the potential development of a Community Development Corporation

to receive private funds, acquire and hold property, utilize property acquisition DMRC

o L 9/1/04 . $0
as necessary or execute other activities as allowed under Illinois law and as such City

activities are accepted in the Marengo area.
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3. Evaluate the state and federal funding (minimal) which may be available to DMRC

support the initiatives of the strategic plan or the proposed public infrastructure 9/1/04 Cit $0
improvements. y

4. Evaluate the potential of the Capital Improvement Program (CIP) of the City and DMRC

the operating budget to contribute to the public improvement segment of the strategic | 9/1/04 City $0

plan.

5. Consider the long term potential of a Special Service Area (SSA) to serve as a
funding vehicle to help support marketing, developer recruitment, tenant recruitment,
and communication for the downtown: determine the boundaries of a potential

district; understand how Illinois law operates to create an SSA; estimate a budget for | 9/1/04 g:}ﬂ RC $0
the downtown; run an analysis to determine the impact on each property; determine y
the leadership to support the effort; and discuss the timing of an introduction of the
issue at some point in the future.
6. Considering the financial options research, make a recommendation to the City DMRC
Council relative to a proposed downtown budget and a source of funds to support the | 12/1/04 Cit $0
proposed budget. y
7. Implement the approved financing recommendations. Evaluate every twelve DMRC
6/1/05 : $0
months thereafter City
8. Review the success of the proposed Redevelopment Committee and make DMRC

a recommendation for a continuing entity (as required) to coordinate the 6/1/05 . $0
. . City
implementation for the foreseeable future.
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Action Plan: Downtown Physical Issues Due Who Cost

Objective: Determine the key physical infrastructure issues impacting the
downtown and make recommendations to address these issues.

I. In cooperation with the City, immediately conduct the appropriate meetings DMRC
and research to determine the 20/23 by-pass probabilities and develop alternate 3/1/04 Cit $0
possibilities, if necessary, for discussion and review by the community. y

2. Implement a preliminary municipal infrastructure review in areas as outlined
by both Teska and BDI---gateways, sidewalk infrastructure, lighting, landscaping, 6/1/04 DMRC $0
public facades, private facades, parking lot appearance and street connectivity---and City

make appropriate recommendations to the City Council concerning a five year plan.

3. Review the appropriateness of the creation of a downtown historic district using DMRC
perhaps local ordinance and state/federal qualification and recommend a required 9/1/04 . $0

. . . . - o City
action including a local oversight entity to implement the district.

4. Consider the potential development of a facade improvement program, its DMRC
guidelines, funding source and oversight entity and incorporate the recommendation | 9/1/04 Cit $0
into the activity of the DMRC and the ultimate financing plan of the DMRC. y

5. Consider the development, approval and implementation of design guidelines for DMRC
the downtown (prototype guidelines from other communities can be supplied by 9/1/04 Cit $0
Teska Associates). y

6. Review public and private maintenance standards for the downtown and make DMRC
recommendations relative to the standards and financing requirements to meet 9/1/04 Cit $0
maintenance objectives. Build into the financing plan. y

7. Review of current public and private parking lot capability and policy and make a

) . ! . ; R DMRC
recommendation concerning a new coordinated parking policy, utilization plananda | 9/1/04 Cit $0
communication plan. Build into financing plan. y
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Action Plan: Redevelopment and Recruitment Due Who Cost

Objective: Complete the redevelopment analysis and establish a prioritized
redevelopment plan for key sites in the downtown.

1. Review the municipal zoning, municipal development review process and code
enforcement process as well as the zoning recommendations in the Teska Plan 6/1/04 DMRC $0
and make the appropriate recommendations to the City Council to facilitate the City

achievement of the strategy for the downtown.

2. Seek to assess the short and long term physical requirements of the City relative DMRC
to buildings such as the library and City Hall and develop a strategy to retain these 6/1/04 $0

important “people generators” in the downtown. City

3. Prioritize the various redevelopment sites in the downtown and conduct the

necessary investigation with ownership as well as local and regional brokers to

determine the availability and options for the sites. Conduct a preliminary economic DMRC

analysis of each site to determine the property and sales tax income which can be 12/1/04 $0

generated from each use in the context of its contribution to the overall downtown City

improvement plan. Relate the assessment to the overall financing plan prepared for

the downtown.
$0---or-

4. Dependent upon the results of the site analysis, consider an RFQ/RFP process for DMRC ~upto

the high priority sites 6/1/05 City $10,000 for

' a full RFP

process

5. Conduct preliminary discussions with regional developers to determine awareness DMRC

and attitudes concerning Marengo and development in the area with downtown asa | 6/1/04 City $0

focus point.

6. Conduct an assessment with downtown property owners relative to tenant turnover DMRC

e . 6/1/04 . $0
and opportunities in the downtown in the next few years. City
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Action Plan: Redevelopment and Recruitment (Continued) Due Who Cost

7. Consider a business recruitment program (after all the aforementioned preliminary
work has been completed) with a focus primarily on potential regional tenants
(successful tenants from other communities who offer a positive addition to the
downtown mix). Tenants are most probably going to be in the areas of: a larger
selection of food and beverage; consumer services; municipal services; home
improvement and home detailing businesses; artistic and creative arts businesses;
“funky” business that offer creative products which cannot be found in a mall:

e Assemble information from the owner interviews and the building

assessment 6/1/05-
e Establish recruitment targets and communities by ownership and type 1/1/06 and D.M RC $1,000-
. . . . City 2,000

e Review local/regional municipal recruitment targets thereafter

e Review of brokerage contacts

e Establishment of 30 key targets

e Review of “temporary” retailing options

e Visits and follow-up contacts

e Hosting of visits

e Follow-up

e Grand Opening Kit

e PR/Publicity
12/1/03

8. Work with METRA on the long term prospects of the downtown train station and DMRC $0

thereafter
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Merchant Support and Retention Due Who Cost
Objective: Establish a regular communication network for merchants and
explore various programs which may be used to create the best downtown
environment for merchants to be successful.
1. Establish a downtown merchant sub-committee reporting to the DMRC. 1/1/04 DMRC $0
2. Create a communlcapon vehicle(s) with downtown merchants with opportunities 3/1/04 DMRC $0
for frequent two-way dialogue.
3. Review various supportive activities available to a downtown merchant support
entity and prioritize opportunities:

e Cost sharing

. Co-o_p advertising 6/1/04 DMRC

e Media placements

e Resident oriented promotions

e Best practice sharing

e Technical support seminars

$0 to plan

. _ . plus the
4. Discuss and develop an event series in the downtown which supports the strategy

: o 9/1/04 DMRC cost of
and image building goals as well as the merchant goals.

events

5. Create a budget for the proposed merchant support activities and events and
integrate the budget into the proposed financing plan for the downtown. 12/1/04 DMRC %0
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