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ULI Advisory Services: 
National and Global Programs
For more than 75 years, ULI members have delivered 
change in our cities through ULI’s Advisory Services. 
Whether it be the devastation of disaster, food access 
and healthy design, or a shortage of housing choices, 
Advisory Services panels have offered unbiased and 
independent solutions to the most complex problems 
facing communities.

Through this program, ULI members integrate 
into communities dealing with a wide array of real 
estate and land use challenges to provide unbiased, 
expert advice and specific recommendations for 
improvement. Members link together with local 
leaders to draft a plan to revive, rethink, and restore 
communities around the globe to ultimately enact 
change and improve the lives of the people who live 
there. 

Panels bring together the best and brightest from 
ULI’s diverse membership — developers, planners, 
financiers, market analysts, economists, architects, 
designers, and public officials — to provide practical 
solutions and objective advice not available from any 
other source.

We thank all who volunteered their skills, time, 
and energy to create a more authentic blueprint 
for change, identified communities facing urban 
development and land use challenges, and supported 
panels through philanthropic giving. Your commitment 
and dedication have delivered the holistic, creative 
solutions cities need today. Thank you for being a part 
of this transformative journey. Together, we shape the 
future of our cities. 

Learn more at americas.uli.org/programs/
advisory-services/.

ULI Advisory Services: 
Chicago District Council 
Programs
ULI Chicago's technical assistance program draws 
from its local membership base to offer objective 
and responsible advice to local decision-makers. Our 
technical assistance program is intentionally flexible 
to provide a customized approach to address a wide 
variety of land use and real estate issues ranging from 
site-specific projects to public policy questions. 

The two-day Technical Assistance Panel (TAP) 
is the most popular format for employing ULI 
member expertise. An additional local offering is 
the Development Dialogue, which offers a shorter, 
half-day format suitable for more specific, targeted 
development problems.

ULI Chicago panelists are land use professionals, 
selected carefully for their knowledge and skills so 
that the panel is uniquely positioned to address the 
challenges at hand and provide in-depth, project-
specific, and pragmatic recommendations. The 
intimate, focused, and collaborative format of ULI 
panels encourages creative thinking and problem 
solving.

Learn more at chicago.uli.org.

Distinct from an Advisory Services panel, 
a TAP leverages local expertise through a 
half-day to two-day process.
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City of Naperville, home to more than 150,000 
residents, is located 28 miles west of Chicago. With 

beautiful tree-lined streets, acclaimed schools, a scenic 
riverwalk weaving through the thriving downtown, and 
easy access to jobs in downtown Chicago and the 
I-88 corridor, Naperville is a great place to live. Not 
surprisingly, Niche.com ranked Naperville as the “Best 
City to Live in America” two years in a row, and the 
“Best City to Raise a Family in America” for the last fi ve 
years. 

Naperville residents enjoy a high quality-of-life characterized 
by quiet, residential streets (top) and amenities such as a 
scenic, public Riverwalk (top right) and a vibrant downtown 
(bottom right).

But you’d never guess any of this pulling into 
Naperville’s Metra commuter rail station located 
on 4th Avenue, just north of downtown.  At this key 
gateway into the community, a tired brick station 
house sits surrounded by a sea of asphalt parking lots. 
Although convenient parking is essential for hundreds 
of Naperville residents who rely on Metra to get to 
their jobs, these parcels, comprising nearly 15 acres 
in the heart of Naperville, can serve much more than 
commuter parking. 

INTRODUCTION

CR
ED

IT
: C

IT
Y 

OF
 N

AP
ER

VI
LL

E
CR

ED
IT

: C
IT

Y 
OF

 N
AP

ER
VI

LL
E



5TH AVENUE, NAPERVILLE  | REDEVELOPMENT STRATEGIES FOR A VIBRANT STATION AREA    |      7  

The City of Naperville owns or leases most of the 
surface parking lots and has long been interested in 
redeveloping them to create a vibrant, transit-oriented 
neighborhood. A 2009 study by the City for the 5th 
Avenue Study Area provided guidance for transportation 
improvements but did not include signifi cant land-use 
recommendations. 

More recently, in 2018, the City selected Ryan 
Companies through an RFP process to propose 
redevelopment options for the area. However, 
even after many months of meetings and various 
development alternatives, community consensus could 
not be achieved on a preferred development plan. The 
COVID-19 pandemic created additional uncertainties 
about the market demand for different uses, including 

offi  ce and commuter parking. With no clear path 
forward, Naperville ended the process with Ryan 
Companies in Spring 2020. 

Now, Naperville is ready to restart planning for the 
future of the 5th Avenue Study Area. It is exploring 
redevelopment to create a vibrant, mixed-use station 
area to better serve commuters, area residents, and the 
overall Naperville community. 

"It's a space that needs to 
become a Place" 

Naperville Mayor, Scott Wehrli, on the City's aspiration for the 
future of the 5th Avenue Study Area

The Naperville Metra Station on 4th Avenue is surrounded by a sea of City-controlled surface parking lots, which presents a unique 
opportunity to create a vibrant, transit-oriented neighborhood refl ective of Naperville's high quality-of-life.
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To ensure an unbiased perspective and a fresh 
start, the City of Naperville invited the Urban Land 

Institute’s Chicago District Council (ULI Chicago) to 
conduct a Technical Assistance Panel (TAP) for the 5th 
Avenue station area (Figure 1). 

On June 10-11, ULI Chicago convened a volunteer 
panel of eight ULI members with expertise in different 
aspects of real estate development and design to 
answer the questions posed by the Naperville City 
Council (see Scope of Work). As part of the TAP, 
panelists reviewed extensive background materials, 
toured the study area, and met with nearly 125 area 
stakeholders including residents, business owners, 
civic and institutional leaders, and city representatives. 

Using these key inputs and drawing on best practices 
and market realities, panelists worked collaboratively to 
prepare recommendations to guide the redevelopment 
of the 5th Avenue station area. The Panel’s fi ndings and 
recommendations are presented in this report.

THE TECHNICAL 
ASSISTANCE PANEL

ULI Chicago panelists toured the 5th Avenue Study Area with Naperville offi  cials and staff. 
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The Naperville City Council posed the following questions to ULI Chicago with the goal of identifying 
redevelopment opportunities for the 5th Avenue study area to realize economic, social and community 

benefi ts for the City of Naperville:
1. How can the study area be redeveloped to function as Transit Oriented Development (TOD) and what 

are the best practices for developing around transit centers? How can this redevelopment encourage 
regular transit users to occupy any new residential units, thereby decreasing overall on-site parking 
demand?

2. How can new development on the site address Naperville’s known housing gaps, including missing 
middle, attainable and affordable housing, while meeting private development interests?

3. Other than new housing opportunities, what are the highest and best uses of the study area, or each 
sub portion of the study area?

4. What amenities and design features should be incorporated into the new development to maintain 
and enhance the neighborhood’s unique character, and how can the study area provide additional or 
improved community amenities, including gathering spaces and event spaces?

5. What is the most effective way to move forward with a redevelopment strategy for the non-transit 
uses on the site?
• For example, should parcels be offered separately or as one master lease/sale?
• Should the City sell or lease redevelopment project sites?
• Should there be a recommended or preferred order for the redevelopment of those sites?

SCOPE 
OF 
WORK

Lower Burlington Lot

Upper Burlington Lot

Boecker Property

Parkview                      
Lot

DuPage Children's 
Museum

Burlington 
Square Park

Kendall Park

Center St. 
Lot Metra Station Area

5th Avenue Station 
Loft Apartments

Kroehler Lot

Water Tower West

Figure 1. 5th Avenue Study Area Map: City of Naperville owns or leases nearly 15 acres of land within the study area.
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Touring the study area and interviewing nearly 125 area stakeholders, including residents and City offi  cials, 
provided the ULI Chicago Panel with greater insights into the community’s concerns and aspirations for the 

future of 5th Avenue. Key fi ndings based on these conversations and the panel’s assessment of opportunities and 
challenges, are presented in this section. 

Key Community Concerns
Past Planning Process. The 2018-2020 planning 
process with Ryan Companies that did not result 
in a successful development proposal was widely 
perceived as lacking transparency. Stakeholders 
expressed reservations with awarding the entire 
project to a single developer, and in the absence of 
well-defined development goals and parameters set 
by the City, found the process being driven by Ryan 
Companies rather than by Naperville. 

Height and Density, Neighborhood Character. Much 
of the 5th Avenue study area is surrounded by well-
established single-family residential. This makes 
height and density of any new development a key 
concern, especially for area residents. During the 
earlier planning process, building heights and density 
proposed by Ryan Companies were higher than what 
many community members preferred, which made it 
hard to reach consensus on a preferred development 
alternative.

Stakeholders also expressed a preference for more 
usable open space in the study area and development 
that results in a neighborhood-scale destination rather 
than a “second downtown.”

PANEL 
DISCOVERIES

Commuter Parking and Traffic Congestion. The 
Naperville Metra station is amongst the busiest in 
the entire Chicagoland Metra commuter rail system. 
In 2024, when train ridership was still well below 
pre-COVID 2019 levels, more than 2,300 weekday 
boardings were recorded at the station. Naperville 
residents who are accustomed to parking in the 
surface lots to ride the Metra, can view multi-level 
garages as more time-consuming to navigate and 
therefore less desirable. 

Additionally, during rush hour, large number of 
commuters entering/exiting parking lots can create 
signifi cant traffi  c congestion in the area and a safety 
hazard for drivers and pedestrians. Improving traffi  c 
fl ow and safety was identifi ed as a key priority for 
future developments. 

School Capacity. Some stakeholders expressed 
concern that attracting new residential development 
in the 5th Avenue study area would generate new 
students, putting a strain on neighborhood elementary 
and middle schools that are already running near 
capacity. 

Takeaways from Community Conversations
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Vision and Goals 

Naperville’s vision for the 5th Avenue Study Area, as 
expressed by the City’s leadership is to create a “Place” 
from a “space.” City offi  cials view it as an opportunity 
to create a vibrant gateway into Naperville and a new 
neighborhood destination for residents, commuters, 
and visitors with new public infrastructure and 
amenities. Additionally, the development, while best 
serving current and future generations of Naperville 
residents, should be fi scally responsible in the long 
term.

The panel found community stakeholders to be largely 
aligned with this overall vision; their primary goals for 
future development in the station area include:

Land Use
• Diversity of housing options to serve different 

lifestyles and income levels

• Neighborhood-focused commercial that can also 
serve commuters

• Improved Children’s Museum facility to better serve 
current and future needs 

Public Amenities/ Infrastructure
• Green/open space for gathering and community 

events 

• Improved access, connectivity, and safety for 
pedestrians and cars

• Improved stormwater management 

• Prioritizing environmental sustainability in building 
and infrastructure design

Community stakeholders gathered for a roundtable discussion with ULI Chicago panelists to share their concerns and aspirations for the 
future of the 5th Avenue study area.
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Panel’s Assessment of Opportunities and Challenges

Opportunities
Highly Desirable Location. The 5th Avenue study area 
is located in the heart of Naperville, one of the most 
sought-after residential communities in the Chicago 
metropolitan area. In addition to excellent commuter 
rail access to downtown Chicago, 5th Avenue is only 
half a mile north of downtown Naperville, which is 
well-known for its wide range of shopping, dining, 
and entertainment venues. North Central College and 
the Ogden Avenue commercial corridor are close by, 
adding to the area’s development appeal. 

Additionally, the study area is established as a desirable 
location for multi-family residential – loft conversions 
in the former Kroehler manufacturing building and the 
more recent Ellsworth Station apartments, are both 
popular residential options. 

City Ownership. The City of Naperville controls nearly 
15 acres of developable land in the study area, much 
of which is currently being used as surface commuter 

parking (Figure 1). With ownership of most of the 
land, the City can guide the development timeline 
and determine appropriate development typologies, 
including use-mix and density. In addition, Naperville 
has the ability to select qualified developers best 
positioned to realize its vision for each site.

Flexible Commuter Parking. In January 2024, 
Naperville moved away from longer-term commuter 
parking permits tied to specific parking spots to daily 
fee-based parking, available on a first-come first-
serve basis. This new system allows more flexibility in 
reorganizing commuter parking to free up land for new 
development. 

Additionally, the Route 59 Metra station, which has 
ample parking, is now within the same fare zone 
as the Naperville station enhancing its appeal for 
commuters. 

Commuters wait to board the train to downtown Chicago at the Naperville 
station, one of the busiest stations in the entire Metra commuter rail system. 

The "5th Avenue Station" development, located just east of the Metra 
station, is an adaptive reuse of the former Kroehler manufacturing building 
containing loft apartments and ground-level commercial. 
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Challenges
Surrounding Single-Family Neighborhoods. The 
study area is surrounded by mostly single-family 
residences, and some worry that new multi-story 
development might disrupt the neighborhood 
character. Future developments will have to balance 
concerns around density and height with financial 
feasibility to deliver high-quality context-sensitive 
developments.

Shifting Commuter Parking Demand. To free up land 
for development, some commuter parking will have to 
move from surface lots into parking structures, which 
are expensive to build. Commuters should also be 
encouraged to park at the Route 59 station to reduce 
overall parking demand at the Naperville station. 

To allow future developments to be financially viable, 
it will be critical to right-size structured parking and 
not over-build. 

According to Naperville’s estimates, average mid-week 
parking occupancy for April through October 2024 was 
76%. But commuting patterns are continuing to evolve 
since the COVID-19 pandemic, making it diffi  cult to 
predict how parking demand will change in the future.

Necessary Infrastructure Improvements. 
Infrastructure improvements to address issues 
such as traffic congestion, pedestrian safety, and 
localized flooding, which could be exacerbated by new 
development, will add to the cost of redeveloping the 
study area parcels. If any sites are found to require 
environmental remediation, additional costs would 
apply.

Downtown Naperville is an exciting destination with a mix of shopping, 
dining, and entertainment venues that cater to wide range of people, 
including younger workers and households.  
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The Water Street mixed-use district, with a boutique hotel, offi  ce, restaurants, 
and public spaces, was developed as a public private partnership supported 
by Naperville's fi rst TIF district.  
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Key Redevelopment Steps

1. Create a Development 
    Master Plan
The City of Naperville should start by creating 
a Development Master Plan for the 5th Avenue 
study area to establish a vision for the future and a 
development framework to help bring it to fruition. 

Planning Process
To instill public confidence in the planning process, 
the panel recommends that Naperville hire a third-
party consultant, rather than a potential future 
developer, to prepare the development master plan. 
Robust public engagement, with opportunities 
for residents and other stakeholders to explore 
development trade-offs and provide input, should be 
an integral part of the planning process. 

Plan Elements 
Shared Vision and Goals. The 5th Avenue 
Development Master Plan should articulate a clear 
vision for the future, shaped both by city leadership 
and the community.  This shared vision should help 
establish priorities such as attainable housing for 
working families, promoting sustainable building 
practices, and fostering civic pride and connection. 
This will provide the framework necessary for guiding 
and evaluating development projects.

Development Guidelines. For each developable site, 
the Master Plan should define preferred mix of uses 

and height, density, and building character, making 
it easier for developers to propose projects aligned 
with the community’s requirements. At the same time, 
the guidelines should be flexible enough to allow 
developers to respond to changing market conditions 
without impacting financial viability of their projects.

Public Infrastructure Improvements. The Plan should 
outline the public infrastructure improvements needed 
to support redevelopment within the study area. 
These may include enhancing existing or creating new 
open spaces, implementing traffic calming measures, 
and strengthening stormwater management 
systems. A traffic study should be conducted to 
anticipate potential impacts of new development and 
recommend strategies to mitigate them. A wayfinding 
plan should be prepared to make the area easier to 
navigate and create a distinctive character, enhancing 
overall user experience.

Development Phasing. The Panel recommends 
phasing development of the study area parcels rather 
than undertaking all improvements at once. This 
approach provides greater flexibility to adapt future 
phases to evolving market conditions. For instance, 
in the initial phase, the City could retain some surface 
parking lots rather than incurring the significant 
upfront cost of replacing all commuter spaces with 
structured parking. As post-pandemic commuting and 
parking patterns become clearer, the City will be better 
positioned to determine how much commuter parking 
can be reduced and to design subsequent phases 
accordingly.

PANEL 
RECOMMENDATIONS

The 5th Avenue study area presents a tremendous opportunity for the City of Naperville to transform acres 
of uninspiring parking lots into a vibrant new neighborhood, enhancing residents’ quality of life and visitor 

experience. The panel believes that a collaborative and bold, yet incremental approach, can help Naperville 
successfully navigate evolving market conditions and attract development that serves community needs, is 
context sensitive, and fiscally responsible. The Panel’s recommendations to guide the redevelopment process 
are presented in this section.



2. Create a Transparent 
     Developer Solicitation Process
The panel recommends selecting developers 
for different projects or phases outlined in the 
Development Master Plan by a Request for 
Qualifications (RFQ) and Request for Proposals 
(RFP) process. This competitive process will allow 
Naperville to select developers with the most relevant 
expertise and design ideas in best alignment with the 
Master Plan, for each project. 

3. Establish a Tax Increment 
    Financing (TIF) District
Redeveloping the 5th Avenue study area will require 
significant financial investments to construct 
structured parking and a range of necessary 
infrastructure improvements including potential 
site remediation, streetscaping, traffic calming, and 
stormwater management. These public improvements 
are not likely to be financeable by private 
developments alone; a public-private partnership 
will be needed. To do so, the panel recommends 
establishing a TIF district. 

Prioritizing private developments such as multi-family 
apartments in early phases can help generate enough 
TIF increment to fund desired public improvements. 
Naperville should conduct a study to evaluate the 
feasibility of establishing a TIF district in the study 
area, including identifying potential TIF district 
boundaries.
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The iconic Millennium Carillon, at the base of the Riverwalk's 
Rotary Hill, was built through community support and donations. 

Right-sizing commuter parking in the study area can play a key role in managing future development 
costs. With hybrid work schedules continuing to be popular, 80% of the current commuter parking 
capacity in the study area may be sufficient in the future. However, to develop data-based estimates for 
future commuter parking, Naperville should partner with Metra to analyze ridership patterns, projections, 
and parking capacity at both Naperville stations – 5th Avenue and Route 59.

Right-sizing Commuter Parking
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Thematic Concepts for the Development Master Plan
Development strategies should be tailored to each site’s unique opportunities and constraints. For instance, 
higher-density development may be most appropriate for parcels along Washington Street, a primary north–
south thoroughfare. In contrast, parcels on the eastern side, which are closer to single-family neighborhoods, are 
better suited for lower density uses. 

The panel has identified four distinct clusters of parcels or subareas, with recommendations for development 
density, land-use mix, infrastructure improvements, and phasing. These recommendations are illustrated in 
Figure 2 below and Figure 3 (Pages 18 & 20). It is important to note that these concepts are preliminary. They 
are intended to guide the creation of a comprehensive development master plan, which will ultimately serve as 
Naperville’s official framework for redeveloping the 5th Avenue Study Area.

Lower 
Burlington Lot

Upper Burlington Lot

Boecker Property

Parkview                      
Lot

DuPage Children's 
Museum

Burlington 
Square Park

Kendall 
Park

Center 
St. Lot Metra Station Area

DuPage Children's 
Museum

                        Parkview
Lot

Burlington 
Square Park
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St. Lot Metra Station Area

Lower 
Burlington Lot

Upper Burlington Lot

Boecker Property

ateway to the Washington Street 
Corridor
 Expanded parking supply
 Improved pedestrian 

connections
 Expanded or relocated 

Children’s Museum

HIGHER DENSITY ME

Neighborhood-oriented Development
 Market shelter + community 

gathering space
 Mixed use commercial + 

residential developments with 
self supported parking

NORTH OF THE TRACKS SUBAREA

CHILDREN'S MUSEUM SUBAREA

Figure 2. Proposed Subareas to Guide Strategic Redevelopment 
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5th Avenue Station 
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enhancements
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supported parking
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METRA STATION & BURLINGTON 
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Children’s Museum Sub-Area

B

A
C

D E

A

Located along Washington Street, a major north-south 
connector, this is a “gateway” site to the station area 
and downtown Naperville to the south. The panel 
recommends higher density development and taller 
building heights for this site. 

Development Program
Project A. Consolidating parking in a new multi-
level garage on this site would free up other existing 
surface parking areas for new uses. Currently, in 
addition to the children’s museum building, the site 
has 200 parking spaces, 57 of which are designated 
for Metra commuters. A new five-story, 750 car 
parking garage could house nearly 600 commuter 
parking spaces with the rest reserved for museum 
use. A pedestrian exit from the garage could directly 
connect commuters to the train platform via the 
Washington Street overpass, helping minimize overall 
commute times. 

The parking structure could also include new museum 
space (at the top levels) to better suit the museum’s 
current and future programming needs. Alternatively, 
the museum could be relocated to a different site 
within the study area. 

Public Infrastructure Improvements
 Improved sidewalks on Washington Street and 

a new pedestrian path and underpass similar to 
the former Cow Tunnel will enhance pedestrian 
connectivity from neighborhoods to the train 
station and downtown, reducing vehicular traffic. 

 New underground stormwater storage at Kendall 
Park could help address localized flooding issues 
in the neighborhood.

ing 
enda

c. 

Figure 3. Phase 1 Redevelopment Concepts | Please read in conjunction with Page 19.

Figure 3a. Project A: Children's Museum Sub-Area
Note: Feasibility and best location for the proposed pedestrian 
underpass will need further analysis.  
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Private Development Parking
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Metra Station and Burlington Square Park Sub-Area

Relocating commuter parking spaces from this sub-
area (into a new parking structure at the Children’s 
Museum site or elsewhere) will free up land for new 
neighborhood- and commuter-oriented mixed-use 
development. 

Development Program
Project B. This site could be redeveloped as 4-6 story 
mixed-use building with residential apartments and 
neighborhood-oriented commercial uses such as a 
coffee shop, restaurants, gym, and medical offices. 

Parking for the new residential and commercial uses 
should be provided on-site. 

Project C. Landscaping around the Metra station 
could be updated with decorative planters, benches, 
and lighting to create a more welcoming environment. 
Special pavers could delineate bus drop-off and kiss-
n-ride areas, enhancing both safety and visual appeal. 

Burlington Square Park, located just south of the 
station, should be activated via community-focused 
programming. For example, movies in the park or 
musical performances will add to the vibrancy of the 
station area and create a stronger customer base for 
any new commercial uses. 

As the area continues to redevelop, the station 
building can be updated to create a more distinctive, 
welcoming entryway into Naperville

Public Infrastructure Improvements
 Streetscape improvements to create a high-

quality, low-stress pedestrian and bike 
environment on Ellsworth Street, including 
enhancing the pedestrian walkway under the 
tracks, could reduce overall auto-traffic in the 
neighborhood.  

C
B

Figure 3b. Projects B & C: Metra Station & Burlington Park Sub-Area

"Porter," a new six-story mixed-use development in Oak Park, Illinois 
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Increasing Housing Choice
New residential development in the 5th Avenue 
Study Area can increase housing choice for currently 
underserved demographics in Naperville with minimal 
or no impact on local schools. These could include:

 Young professionals working in I-88 corridor or 
commuting via Metra to downtown Chicago

 Seniors looking to downsize

 Smaller rental units could increase 
affordability for area workers currently
priced-out

 Restricted affordable units could be created 
with incentives

Additionally, emphasizing context-sensitive design 
rather than strict height limits will allow developers to 
propose projects that are both financially viable and 
beneficial to the community.
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North of the Tracks Sub-Area 
Relocating commuter parking spaces from this sub-
area (into a new parking structure) will open a similar 
opportunity to attract new mixed-use development 
and community gathering spaces north of the railroad 
tracks. 

Development Program
Project D. This lot could be redeveloped with a 4-6 
story mixed-use building with residential apartments 
and street-level commercial. Parking for residential 
and commercial uses could be provided in a new 
garage facing Washington Street. This site could also 
be an alternative for relocating the Children’s Museum 
within a mixed-use development.

Project E. The panel recommends reimagining this 
site as a multi-purpose open space for hosting 
community events such as the popular weekly 
Naperville Famers’ Market and food truck festivals 
as well as commuter parking. An architecturally 
distinctive, flexible shelter can allow the site to 
transition seamlessly from commuter parking in the 
daytime to event space in the evening and weekends, 
enhance usability, and add to the appeal of the station 
area. 

The Upper Burlington lot, immediately north of the 
tracks, could be maintained as commuter parking but 
upgraded with new landscaping coordinated with the 
new community/ event space to the north. 

Public Infrastructure Improvements
 Intersection enhancements along 5th Avenue, 

with traffic calming measures like special pavers 
and pedestrian bump-outs, can further enhance 
neighborhood safety and appeal.

D E

tati

e 
ds,

T

D
E

F

G

Figure 3. Phase 1 Redevelopment Concepts | Please read in conjunction with Page 21.

Figure 3c. Projects D & E: North of the Tracks Sub-Area
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Kroehler Lot and Water Tower Sub-Area
In the near term, or Phase 1, the panel recommends 
continuing to use these parcels for surface parking 
(Figure 3). Once other parcels are redeveloped, the 
demand for additional commuter parking and other 
uses will be easier to determine. The City could then 
program these parcels accordingly and redevelop them 
as  “Phase 2.” 

Development Program 
As illustrated in Figure 4, potential uses could include 
missing-middle residential such as townhomes or 
single-family homes with accessory dwelling units 
(ADUs). Structured public parking could be built on the 
water tower lot for commuters and visitors. 

Public Infrastructure Improvements 
Infrastructure upgrades should include traffic calming 
improvements at roadway intersections, similar to 
other 5th Avenue intersections. 
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French Market, Wheaton, Illinois

Figure 4. Phase 2 Redevelopment Concepts;                                 

The French Market Pavilion structure in downtown Wheaton, 
completed in 2023, has transformed the Metra commuter parking 
lot into a multi-use plaza in the heart of the city. Its fl exible design 
allows it to be used as a parking lot during the day (top left) 
and community events, such as the popular French Market, on 
weekends (top right). 

The pavilion was designed and built as part of a larger Downtown 
improvement project to upgrade utilities and create an inviting 
environment to draw both residents and visitors. Infrastructure 
enhancements included permeable pavers, native plantings, new 
street furniture, LED lighting, wider sidewalks, and designated 
outdoor dining areas.

Projects F & G: Kroehler Lot & Water Tower Sub-Area

Residential Retail/ Business Public

Wheaton 
French Market
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NEXT 
STEPS

The City of Naperville should build on the momentum 
generated by the ULI Chicago TAP to foster 

community consensus on future of the 5th Avenue 
study area. During the TAP, community stakeholders 
shared many aspirations, including activated public 
spaces, walkable streets, preservation of neighborhood 
character, environmental sustainability, and diverse, 
attainable housing options. City offi  cials should 
collaborate closely with community representatives 
to refi ne and prioritize these ideas, ensuring they 
effectively guide the creation of the Development 
Master Plan and eventually, the transformation of the 
5th Avenue Study Area. 

In addition, the City should begin laying the groundwork 
for public-private partnerships such as TIF, and 
estimating commuter parking demand through targeted 
transportation and parking studies. 

These steps will provide Naperville with the tools 
needed to attract and support new development, 
helping turn the community’s vision of a vibrant, transit-
oriented neighborhood into reality.

Townhomes, such as the Heritage Place in downtown Naperville's historic district (left), or Accessory Dwelling Units (ADUs) in backyards of single-family 
homes (right), could replace surface parking on the Kroehler lot enhancing housing choice in Naperville. 
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