
W E S T G A T E  L A N D  U S E  P L A N

Pr
ef

er
re

d
 S

ce
na

ri
o

Land Use Plan

61

6  Preferred Scenario
This chapter presents the preferred Mixed-Use scenario land use plan, recommended transportation network improvements, public utility and 
stormwater system development, and a retail gap analysis for future retail recruitment. This chapter will describe in detail the many different 
elements that need to be put in place in order to make the overall vision a success.

Future Land Use
As discussed in the previous chapter, the preferred land use scenario chosen for the Westgate study area was a combination of the Mixed-Use 
and Tourism scenarios. The land use map for the preferred scenario is almost exactly the same as that presented to the public in January, except 
for the inclusion of some additional green corridors which were utilized in the Tourism scenario. The Mixed-Use scenario creates a self-sufficient 
node of development within the study area providing a mix of commercial, office, institutional, and residential uses creating a live, work, shop, 
and play environment. The close proximity of different uses facilitates travel choices to residents, employees and visitors within the corridor.

The future land use plan for the study area designates a large Community Activity Center along US 150 between the I-74 interchange and 
Henning Road. This area is a prime location for businesses looking to attract customers from both the Interstate and US 150. Visibility is high 
at this location from both roadways, and easy access is available off Henning Road. This large commercial area is a key location for a hotel or 
motel, restaurants, large big-box retailers, outdoor sports retailers, or a grocery store. The Community Activity Center could also accommodate 
smaller retailers, boutique shops, civic uses, plazas, movie theaters, and churches. Parcel consolidation would be necessary for any large 
development because the configuration of many of the existing parcels is too small to facilitate any large coordinated development effort.

Just south of the Community Activity Center is a large area designated for Employment uses. This area should develop as a large employment 
center in the form of an office park or research park that would have a consistent design pattern and provide employment to a large number 
of people. The office park could be marketed to a single company or broken down into smaller parcels to accommodate a number of office 
complexes. A research park centered around agriculture or medicine would also be an appropriate use in the Employment category. Also 
located south of the Community Activity Center are multi-family and single family residential areas that provide a mix of housing options. 
The multi-family land uses are planned to accommodate townhomes, which provide higher density housing that still fits within the existing 
rural character of the study area. Townhomes can be designed to complement the existing character of surrounding single family residential 
development, but still provide a second option for buyers who may not be looking to own a single family home. The multi-family parcels also 
act as a zone of transition between the higher intensity Activity Center and the single family parcels along Batestown Road.

At the southeast corner of US 150 and Henning Road is a planned mixed-use development where commercial, employment, multi-family, and 
park uses are all in close proximity to one another. On the south side of the proposed new local roadway are single family parcels, also in close 
proximity to the planned mixed-use development. By locating these varying land uses next to each other, it promotes a walkable environment 
for residents and employees and encourages using other modes of transportation, besides the automobile, to make short trips. Possible uses 
for the commercial parcels could include: boutique shops, restaurant, small grocer, or convenience store. The ideal uses would be something 
nearby employees and residents would use frequently to avoid having to make unnecessary trips in their cars. The commercial area is adjacent 
to two employment parcels to the east and to the south. These two parcels could be designed as office complexes, but at a much smaller scale 
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than what would be found on the west side of Henning Road. These parcels may develop as small doctors offices, law offices, accounting 
offices, financial planners, etc. The design of the development may accommodate a strip mall style building with multiple offices or single 
buildings holding a single user. Finally, across the internal circulation street is a park space wrapped by a multi-family townhome parcel. The 
park space in the center of the mixed-use area provides a green space for residents, employees and visitors. The park also provides a natural 
buffer between the higher intensity commercial and office uses and the multi-family housing nearby. Finally, south of the proposed mixed-use 
development are additional areas for single family housing. These areas may be developed as single parcels or as a housing subdivision.

West of the I-74 interchange there is a mix of neighborhood commercial, institutional and single family uses. This area has a very rural 
development character with single family residential parcels along the north side of Batestown Road and the north side of US 150. With the 
higher amounts of single family residential development located in this area, a small neighborhood commercial development was planned 
along Stunkard Road. The Neighborhood Commercial land use category was developed to integrate smaller commercial development into 
predominantly residential areas without negatively impacting the established character. The Neighborhood Commercial development could 
contain uses such as a gas station, convenience store, day care, dry cleaner, or barber shop. The main principle is to locate uses that provide 
daily services to the residents who live in the area, as well as anyone else traveling through the study area.

Throughout the study area, park space and green corridors were placed to provide areas for recreation, stormwater management, transportation 
corridors, and buffers between different land uses. There are four park locations throughout the study area, of which two will provide stormwater 
detention. The four parks are located near areas of higher residential development to provide recreation opportunities for nearby residents. The 
park spaces could include multi-use pathways for walking and biking, sports fields or gathering spaces for picnics and barbecues. The green 
corridors traversing much of the newly planned development east of the interchange have three different purposes: channeling stormwater 
to detention basins, multi-use pathways for walking and biking and buffering different land uses. These green corridors are essential in the 
management of stormwater since most of the existing roadways lack curbs and gutters and cannot move stormwater efficiently off-site. The 
green corridor system of open swales will channel stormwater to larger regional basins where it can be held and released into the existing 
system at a controlled rate. The green corridors and park spaces are also used as buffers between uses of varying intensities. The existing 
lack of land use regulation in the study area has allowed industrial uses to locate near day cares, and residences to back up to commercial 
uses. The Westgate Land Use Plan aims to provide buffers between different land uses to try to reduce the negative effects of higher intensity 
development on residential properties.

The land use plan for the Westgate area can be seen in Figure 6.1.
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Figure 6.1 - Mixed-Use Scenario Land Use Map
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Design Guidelines for Future Development
The existing rural development patterns are an important asset and need to be complemented as new development locates within the study area. 
General design guidelines can provide a set of key characteristics that new development should incorporate to help create some consistency 
between property owners, developers and implementing agencies. The current lack of zoning regulations in Vermilion County makes regulating 
any new development difficult. By identifying design guidelines for the Westgate area, a common set of recommended principles is established 
in the absence of regulatory guidelines. This section describes some general principles and design guidelines new development should follow.

Building Massing and Character
The rural character of the study area has been defined throughout this plan, and will remain an important asset for residents in the future. It 
is critical that future development take this idea into consideration with the massing and design of new buildings. The following characteristics 
should be addressed during site development and building design:
•	 Building Massing - The massing of buildings refers to its size, shape and undulations relative to the existing character of its surroundings. 

The rural character of the study area creates the need for unique buildings that reflect rural design, yet still accomplish the functionality 
of the use the building is meant to serve. Building heights should be minimized where possible to reduce the visual impact on the 
surrounding environment.

•	 Building Orientation - Where possible, fronts of buildings should be oriented toward the road. The street facade should be the most 
formal and detailed side of a building. This creates an interesting and inviting development drawing people off the roadway and into 
the site.

•	 Building Design - Buildings that are viewed and utilized from all four sides should incorporate 360 degree architectural design and 
active facades on all sides of the building. This design element is particularly important where commercial and office buildings are in 
close proximity to residential areas. The rear of buildings should present a pleasant view for neighboring properties and not be utilized 
strictly for storage and trash receptacles.

Not Recommended
Buildings set off street, uncoordinated access, 
lack of shared parking, no pedestrian facilities

Recommended
Buildings front along street, coordinated access, 
shared parking lots, use of pedestrian facilities
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Signage
Signage design and placement is critical in advertising businesses along a roadway, but the number, size and design of commercial signage 
can be distracting to drivers and can negatively affect the aesthetics of the built environment. The following are general guidelines for the type 
of signs which could be incorporated into new development in the study area:
•	 Signage should be organized in a hierarchical order to avoid clutter and distracting drivers. An example of a signage hierarchy could 

include a common sign for a shopping center, then individual building or wall mounted signs for each business, then wayfinding signage 
identifying key attractions in the area.

•	 The design of signage should be consistent to create a unified look and feel for new development in the study area. Design characteristics 
or common materials can be used to enhance commercial center or office park identities.

•	 Signage should communicate the business name in a clear and concise manner that is easily discernible and legible to travelers. New 
development should avoid digital signage, flashing lights and loud colors which could distract drivers and take away from the rural 
character of the area.

The examples below show examples of recommended signage types to be used in the study area.

Lighting
Lighting performs a number of important functions, but can have negative effects on its surroundings when used incorrectly. Lighting can be 
applied to buildings, sidewalks, parking lots, and streets. The introduction of lighting systems through new development could bring high levels 
of light pollution to the study area. There are very few lights in this rural area, and if new lighting systems are not designed properly, light 
pollution will be noticeable. Levels of illumination are important to ensure the safety of people and vehicles traveling the corridor, but lighting 
technology and design has resulted in luminaires which incorporate full cut-off, allowing minimal amounts of light to escape into the sky. New 
lighting systems in the study area should strive to incorporate full cut-off designs, as well as using LED bulbs to save on energy and maintenance 
costs over the long term.

http://pelicansigns.nethttp://magicsigns.com http://essigngroup.com http://www.western-neon.com

Awning SignWall Mounted SignMonument SignShopping Center Sign
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Surface Parking Lots
The relatively low slopes and hydric soils located throughout the study area creates issues for surface runoff where impervious surfaces are 
located. Surface parking lots add large amounts of impervious surface to new developments. This negative impact should be minimized where 
possible by providing adequate parking for new uses instead of excessive parking. Where adjoining parcels with buildings are located, the use 
of shared parking lots should be evaluated. This can significantly reduce the development of excess parking leading to unnecessary impervious 
surfaces.

Parking lots should be oriented to the sides and rears of buildings. Front yard parking creates a barrier between the building and the street, 
and allows the view of vehicles to dominate the streetscape. Front yard parking lots also make it difficult for pedestrians on the sidewalk to 
access the front door of a building. Pedestrians have to navigate the front parking lots to access the main entrance of a building. Rear and 
side parking lots are designed to allow vehicular access to a development site, while providing an unobstructed view of the building and a safe 
entrance environment for pedestrians.

Pedestrian Facilities
Currently, there are no sidewalks located within the study area, making walking a dangerous mode of transportation. One of the primary 
concepts behind the Mixed-Use scenario is to make walking safe, easy and efficient for all. The provision of sidewalks in new development is 
critical to the success of this goal. If sidewalks are not provided on both the interior and exterior of development sites, pedestrian connectivity 
will be lost. Sidewalks should not only be provided along roadways and building fronts, but also in parking lots connecting them to the building 
and the street. It is important that property owners, developers and implementing agencies ensure that quality sidewalks are constructed and 
pedestrian connections are established. All sidewalks must be a minimum of five-feet wide, and where sidewalks meet intersections or access 
drives, ADA-compliant ramps must be constructed.

Side Oriented Parking Lot Rear Oriented Parking Lot
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Access Management
Managing access along highways and local roadways near interchanges has numerous benefits including: improving safety, improving access 
to parcels of land, reducing congestion and delay along roadways, and promoting desirable land use and development patterns. Access 
management is the limitation of driveways and access points off roadways onto parcels of land. The limitations are tied to enhancing safety by 
reducing the number of conflict points along a roadway. Currently, strict access management guidelines are in place and regulated along US 
150 by IDOT. The remainder of the existing roadways in the study area have little control in terms of access.

As new development begins to occur in the study area, it will be very important to consolidate access points along Henning Road and Batestown 
Road to reduce the number of conflict points and concentrate turning movements at specific points along the roadways. Unregulated access 
along these two roads will lead to increased congestion from turning vehicles and a decrease in safety for all modes of transportation. The 
Mixed-Use land use plan shown in Figure 6.1, has the approximate layout of access points which would feed into the two large development 
sites on both sides of Henning Road. Frontage roads should be extended on both sides of Henning Road along US 150 to provide easy access 
to new development and any internal circulation routes within those new developments. Where possible, access points across streets should 
line up to minimize conflicts between vehicles entering and exiting the main roadway.

Landscaping and Screening
The area surrounding Westgate has significant environmental features and natural areas. These characteristics of these areas should be carried 
into new development in the study area by incorporating street trees, wide parkways, green spaces, and on-site landscaping. Landscaping 
not only enhances the aesthetics of the built environment, but also helps reduce the amount of stormwater runoff created through impervious 
surfaces. New roadways and parking lots should include street trees and planter islands to break up the monotony of paved areas. Planter 
islands should also include ground cover and small shrubs. New roadways should also be designed with wider parkways to provide planting 
areas for street trees and serve as a buffer between the street and the sidewalk. Where possible, green spaces and public plazas should be 
incorporated into the site design to provide gathering spaces for residents, visitors, employees, and patrons. These spaces could include seating 
areas, water features, tree canopies, berms, or gardens. Service areas, loading docks, and garbage dumpsters should be located out of the 
view of public rights-of-way and areas visible to the public. These areas should be screened from adjacent properties using walls, fencing, 
plantings, or a combinations of these elements.

Parking Lot Landscaping Screening Examples Public Spaces Street Trees
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Low Impact Development
The main principle behind low impact development is minimizing the impact that site and building construction has on the surrounding 
environment. With the ever increasing concern of greenhouse gas emissions and environmental preservation, developers need to be aware 
of the negative effects development can have. The Westgate study area is located among key environmental assets, and future development 
should seek to minimize impacts on these environmental areas. The following elements have been identified as low impact design qualities that 
should be incorporated into new development:

Site Design Elements
•	 Stormwater - The existing hydric soils and flat slopes across the study area create issues for the movement of stormwater. To mitigate 

some of the stormwater runoff resulting from impervious surfaces, the construction of bioswales and rain gardens should be explored. 
These stormwater management areas can be small or large, and help with on-site water infiltration and filtering pollutants before 
entering the groundwater system. The use of cisterns to capture rainwater is also recommended. The rainwater can be reused to irrigate 
lawns and landscaping areas.

•	 Permeable Pavers - Permeable pavers are materials which can be put down in place of asphalt or concrete and allow for the movement 
of air and water around the paving materials. Permeable pavers allow for the percolation of water as opposed to impervious surfaces, 
which force water to drain to off-site locations. These pavers are typically not used to replace stormwater capture systems, but should 
be used as one element of the overall system. The use of pavers may not be suitable for high traffic areas such as roadways and drive 
aisles, but could be used in secondary parking locations and as sidewalks.

Building Design Elements
•	 Leadership in Energy and Environmental Design (LEED) - Created by the U.S. Green Building Council (USGBC), LEED provides a rating 

system for environmentally sustainable construction and site design. LEED standards apply to both the interior and exterior of a building. 
LEED developments often provide healthier work and living environments, more energy efficient buildings and use less fossil fuel. New 
development within the study area should be encouraged to follow LEED standards.

•	 Passive Solar Building Design - Where possible, buildings should be oriented at a north/south angle to maximize the solar gain during 
morning and late afternoon hours. During colder months, early morning and late afternoon sun entering the east and west sides of a 
building can be used to warm the interiors instead of relying solely on the building’s heating system. Buildings should be designed with 
overhangs to block the sun during the mid-afternoon hours when temperatures are highest. Maximizing solar opportunity can lower 
heating costs and reduce fossil fuel consumption.
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Open Space Conservation
Concepts like clustering and conservation designs for new development are excellent ways to allow for new construction while still conserving 
open space. The study area is not located in an urban environment where maximizing development potential on a parcel of land is necessary. 
Clustering buildings and parking lots can leave additional open space areas that can be used as park space or just left as open areas. 
Conserving open space will help maintain some of the rural characteristics seen in the study area today.

The clustering of buildings is often most successful in the development of multi-family and single family residential subdivisions. Rural housing 
developments are typically characterized by large lots and wide setbacks taking up more land than is really necessary. If the typical large single 
family residential lot averages one acre, and a subdivision consists of 20 acres, that would result in 20 residential units in that subdivision. 
In cluster developments, the average size of each lot may be reduced to a half-acre or a quarter-acre. This would still result in 20 residential 
units, but would only take up a half to a quarter of the 20 acre subdivision. This reduction in land consumption leaves the remaining 10-15 
acres as open space.

Conventional Rural Development Patterns Cluster/Conservation Development Patterns

Existing buildings are shown as black. Proposed buildings are shown as gray.
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Roadway Network Improvements
The completion of a comprehensive and connected transportation network to support future development is very important. Providing a 
transportation network that is efficient will help decrease congestion and delay resulting from additional development in the study area. Safety is 
a high priority as well. A safe travel network will help bring people to Westgate and create an environment where people want to travel around, 
regardless of mode. Finally, the creation of a multi-modal transportation network is of the utmost importance. Currently, there are no facilities 
to support walking, biking or transit use in the study area. This lack of choices forces most travelers to own a personal vehicle, and if they have 
to walk or bike within the study area, the level of safety is very low. This section presents the transportation improvement recommendations 
which accommodate multiple modes of transportation and enhance the safety of the network for all users.

Major Roadways
The two major roadways within the study area, I-74 and US 150, are in good condition and traffic levels are very low compared to the capacity 
of each roadway. There are two issues related to major roadways in the study area. The first is the improvement of the existing I-74 interchange 
with US 150. The current configuration of the eastbound exit ramp off I-74 has a sharp curve radius which can cause faster moving vehicles 
to slide off the road or large trucks to rollover. IDOT has no near term plans to improve the interchange, but would be willing to reevaluate 
priorities if traffic volumes increase at the interchange as a result of future development. The second issue is the provision of street lighting 
along US 150 east and west of the interchange. The crash history along US 150 shows a significant number of crashes related to collisions with 
animals, in particular deer crossing US 150. Providing street lights along US 150 as development and traffic increases would help illuminate 
the roadway creating safer driving conditions.

Secondary Roadways
The two secondary roadways in the study area, Henning Road and Batestown Road, are also in good condition with little congestion. The lack 
of congestion is mostly attributed to the low amount of existing development in the study area. The development planned for the future will 
be accessible mostly along Henning Road at controlled access points, leaving Batestown Road to be a secondary route for future residential 
development along the north side of the roadway. It is not anticipated that future development will create the need for capacity improvements 
to either roadway, especially Batestown Road. Most traffic will utilize US 150, the section of Henning Road south of US 150 and the frontage 
roads paralleling US 150. Since Henning Road is the major north/south roadway running between most of the proposed development in the 
study area, five-foot sidewalks should be added to both sides of the road as development and redevelopment along Henning Road occurs. 
These sidewalks will connect with the proposed local roadway network, internal circulators and green corridors.

Local Roadways
The existing local roadways were designed and constructed as rural travel routes without striping or facilities for pedestrians and cyclists. Future 
local roadway improvements should be constructed as Complete Streets, or roadways that provide right-of-way for all modes of transportation. 
Existing and proposed local roadways should be constructed or retrofitted to include two travel lanes, five-foot on-street bike lanes on each side 
of the roadway and five-foot sidewalks on each side of the roadway. These improvements should be completed as development takes place in 
the study area, and should be improved through public/private partnerships between developers and the agency responsible for the roadway 
improvement. The main principle behind the Mixed-Use scenario is creating a mix of land uses in close proximity to one another and served 
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by a multi-modal transportation system. Local roadways provide the backbone for the multi-modal network and represent the safest and most 
likely travel routes for pedestrians and cyclists.

Intersection Improvements
A large majority of the intersection crashes in the study area occur at the intersections of US 150/Henning Road, US 150/Batestown Road 
East and US 150/Batestown Road West. The US 150/Henning Road intersection has the highest traffic volumes of any intersection in the study 
area and is currently signalized. Many of the crashes were the result of right turn movements or rear end crashes. These crashes can often be 
attributed to the high travel speeds along US 150, and vehicles along Henning Road not judging speed and distance correctly when making 
turning movements or approaching the intersection. As new development begins to occur in the study area, IDOT should review the posted 
speed limits along US 150 to see if they are appropriate for the growing levels of traffic. A reduction in the posted speed limit along US 150 
could have a positive effect in slowing travel speeds and reducing the number and severity of crashes at this intersection.

The US 150/Henning Road intersection is also the only signalized intersection in the study area. As future development brings more traffic to 
the study area, it will be critical for IDOT to ensure the phasing and timing of this signal is optimized to provide the needed green time to each 
approach at the intersection. There are also dedicated left turn lanes at the east and west approaches of the intersection and have dedicated 
left turn arrow phasing. As traffic volumes increase, it will also be important to ensure that turn lane lengths and green arrow phase times are 
optimized to minimize traffic queues. The north and south bound legs of the intersection do not have dedicated turn lanes or left turn arrows. 
These two intersection legs should be evaluated for dedicated left turn lane warrants as development and traffic levels increase in the study 
area.

The Batestown Road East and West intersections with US 150 are currently one-way stops for vehicles turning onto US 150 from Batestown 
Road. The relatively low volumes along Batestown Road do not warrant signalization at these intersections. A majority of the crashes occurring 
at these two intersections are related to turning vehicles entering US 150. This again is most likely related to the high travel speeds along US 
150, and entering vehicles misjudging the speed and distance of approaching vehicles. As traffic volumes increase along Batestown Road and 
US 150, the possibility of additional crashes at these intersections will increase. Lowering the speed limit along this segment of US 150 and 
checking site distances at both intersections may help to reduce the likelihood of future crashes.

The proposed roadway network and intersection improvement locations are shown in Figure 6.2.
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Figure 6.2 - Mixed-Use Scenario Roadway Network Improvement Map
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Bicycle and Pedestrian Network Improvements
The provision of multi-modal facilities in the study area is an important goal, and one that will make traveling within the study area easier and 
safer for all modes of transportation. This section focuses on proposed transportation improvements for bicyclists and pedestrians creating a 
connected network for all users.

Secondary Roadways
The high traffic volumes and speeds on I-74 and US 150 do not make them suitable routes for bicyclists and 
pedestrians. The secondary roadways, like Henning Road, Batestown Road and Oakwood Avenue are routes with 
lower traffic volumes and lower posted travel speeds more suitable for bicyclists and pedestrians. The limited right-
of-way on these roadways is a concern for providing on-street bike lanes or off-street multi-use pathways. The 
recommendation of this plan is to place Share the Road signage along Batestown Road to make drivers more 
aware that bicyclists will be using these roadways as travel routes. These signs should be placed at quarter-mile 
spacing intervals on both sides of the roadway. The placement of Share the Road signs provides a low-cost safety 
enhancement for bicyclists, and uses roadways which optimize connectivity in and around the study area as cycling 
routes. The current pavement width and gutter pan width along Henning Road provide enough room to stripe
five-foot bike lanes and still have two ten-foot travel lanes.

The provision of sidewalks on Henning Road and Batestown Road provides potentially costly challenges 
for construction. This plan recommends constructing five-foot sidewalks on both sides of Henning Road, 
north and south of US 150, to provide pedestrian connectivity along this important north/south roadway. 
Henning Road is the only north/south roadway in the study area that provides direct connections to the 
proposed development areas south of US 150. The local roads, internal circulation routes and green 
corridors all connect to Henning Road. Currently, there are electrical utility poles along the west side of 
Henning Road located approximately three feet from the edge of the curb. In order to construct sidewalks 
along this side of Henning Road, it is recommended that the poles be relocated at least nine feet from the 
edge of curb to allow for parkway space and a five-foot sidewalk. Additional right-of-way will need to be 
obtained to from properties along Henning Road in order to build the sidewalks.

The development patterns along Batestown Road are projected to remain rural in character and continue 
to support existing and future single family residential development. The rural nature of this roadway 
and its adjacent land uses does not warrant the expenditure of funds to construct curb and gutter and 
sidewalks. The roadway currently has both paved and unpaved shoulders that are suitable for the low 
amount of pedestrian traffic.

Local Roadways
Both new and existing local roadways should be improved or constructed as Complete Streets. The 
cross section for these roads should include two travel lanes, five-foot on-street bike lanes and five-foot 

Henning Road Looking 
North to US 150

Batestown Road Looking West

Share the Road Signage 
from 2009 MUTCD

W11-1
W16-1P
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sidewalks on each side of the roadway. These improvements should be completed as development takes place in the study area, and should 
be improved through public/private partnerships between developers and the agency responsible for the roadway improvement. The main 
principle behind the Mixed-Use scenario is creating a mix of land uses in close proximity to one another served by a multi-modal transportation 
system. Local roadways provide the backbone for the multi-modal network and represent the safest and most likely travel routes for pedestrians 
and cyclists. The proposed cross-section for local roadways can be seen in Figure 4.6.

Green Corridor Pathways
The green corridors act as multi-use pathways that connect development on the east and west sides of Henning Road. These pathways should 
be designed as ten-foot naturalized pathways that accommodate both bicyclists and pedestrians. They serve as both recreational trails and 
commuting trails for people who do not wish to use their cars for short trips around the study area. These corridors can also be used by those 
who do not wish to cycle or walk along the local roadways.

Urbana to Danville Rail-to-Trail
A Rail-to-Trail is a multi-use pathway that is planned along a rail corridor. A trail is currently planned to connect the City of Urbana in 
Champaign County to the Vermilion County Fairgrounds. The fairgrounds are located at the far west corner of the Westgate study area and 
presents a key opportunity to extend the planned Rail-to-Trail further east to Henning Road. This extension would provide a key bicycle and 
pedestrian connection for the study area, as well as a tourist attraction for recreational cyclists, runners and walkers. Plans recently completed 
by the Vermilion County Conservation District show proposed trail connections from the Rail-to-Trail to both Kickapoo and Kennekuk Parks. 
These trail connections would be a mix of existing trails, proposed trails and roadway improvements. The combination of these different 
pathways and trail systems would effectively connect the Westgate study area to the two largest park and recreation areas in Vermilion County. 
One significant improvement that would need to be made in order to continue the Rail-to-Trail to Henning Road would be the reconstruction of 
the bridge over I-74. The current structure is in poor shape and should be reconstructed to provide safe crossing for cyclists and pedestrians.

Intersection Improvements
Along with intersection improvements for vehicles, the intersections of US 150 and Henning Road and US 150 and Batestown Road need to be 
improved for bicyclists and pedestrians. The intersection of US 150 and Henning Road will most likely be the heaviest pedestrian and bicycle 
crossing in the study area. This intersection should be improved to include crosswalks and pedestrian countdown 
signals. There is also the possibility to include pedestrian refuge islands for those crossing US 150. The existing median 
at the east and west legs of the intersection provide ample room for paved refuge areas. These minor improvements 
would provide for a much safer crossing for pedestrians at this intersection, and will be needed as future development 
occurs bringing more pedestrians to the study area.

The intersection of US 150 and Batestown Road West could become a major crossing for cyclists once the Rail-to-
Trail project is completed. This intersection provides access from the study area into the Vermilion County Fairgrounds 
where the future trails are proposed to connect. It is recommended that once the trails are completed, signage is 
placed at the intersection to warn drivers of the potential crossing.

Trail Crossing Signage
2009 MUTCD
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Finally, bicycle crossing signage should be placed at the intersection of US 150 and Batestown Road East. Crossing 
US 150 at this location provides access between the study area and Oakwood Avenue, which is proposed as a 
Share the Road bicycle route connecting the study area to Downtown Danville. This crossing also provides access 
between the study area and residential areas along Oakwood Avenue. This crossing will become more popular as 
development takes place in the study area.

Interstate Bridge Improvement
Traveling along Batestown Road west of Henning Road there is an overpass crossing I-74. This bridge structure is 
elevated and on a curve, making it very difficult for vehicles to see pedestrians or bicyclists on the roadway until 
they are within a close proximity. Vehicles attempting to pass cyclists or pedestrians on the bridge 
may have difficulty seeing oncoming cars as well. This not only presents a danger for pedestrians 
and cyclists, but also for vehicles. If Batestown Road is to become a safe biking and walking route, 
improvements should be made to this bridge. This plan recommends constructing a cantilever bridge 
structure specifically for cyclists and pedestrians, which would be attached to the side of the existing 
bridge. This would create a separation between the vehicles and cyclists and pedestrians while 
crossing over I-74. The photo to the right shows Batestown Road approaching the I-74 overpass.

Figure 6.3 shows the recommended network of bicycle and pedestrian facilities in the study area.

Transit Service
The Danville Mass Transit District currently operates a commuter route which runs from Downtown 
Danville to Urbana-Champaign, and travels down US 150 through the study area. This route does 
not make any stops in the study area, but in the future if demand for transit service grows, a park 
and ride facility or transit stops should be incorporated into the study area. Transit service provides another travel choice for people who wish 
to live, work or shop in the study area. The service may also provide a route to Downtown Danville for people in the Westgate study area.

Batestown Road Looking 
at the I-74 Overpass

Bicycle Crossing Signage
2009 MUTCD
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Figure 6.3 - Mixed-Use Scenario Bicycle and Pedestrian Improvement Map
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Utility Improvements
Most utilities have been extended to the study area with the exception of sanitary sewers. Existing and future development should be well served 
by the existing electrical, gas and water systems in place. The two major infrastructure investments that still need to be made in the study area 
are the extension of sanitary sewers and the construction of a stormwater system for surface runoff. Once these two elements are put in place, 
the study area will be well served by all public and private utilities.

Sanitary Sewers
The lack of sanitary sewers in the study area was noted by stakeholders and the public as one of the biggest issues hindering large scale 
development projects from locating in the Westgate study area. The current Danville sanitary system stops approximately 3.5 miles to the 
east of the study area. In order to extend sanitary sewers from the nearest lift station in Danville to the I-74 interchange in the study area, it is 
estimated to cost about $1,796,000 according to the Danville Sanitary District. This includes connection to a lift station, about 2.5 miles of 
force main a half-mile of gravity sewer. It is critical for the development of uses like a hotel/motel, fast food and sit-down restaurants, large 
office or research park, and multi-family housing developments that sanitary sewers be extended. The Danville Sanitary District has expressed 
interest in partnering with another utility company or with a private entity to extend the sanitary lines to Hillary and to the study area, as long 
as the need was there and it would help spur additional development around the interchange.

Stormwater Network
The current stormwater system consists of curb and gutter along Henning Road and drainage swales along all other roads in the study area. As 
new development begins to locate in the study area, the need to remove and retain stormwater at off-site facilities will grow. The soil characteristics 
and relatively small slope changes will create flooding and ponding issues during rain events and snow melts. The recommendation of this 
plan is to construct a series of green corridors, which will contain open drainage swales tied to larger regional stormwater detention facilities. 
The detention facilities will hold the stormwater and allow for both the infiltration and release of water into the existing drainage swales along 
Batestown Road. The green corridors will help filter pollutants from stormwater runoff as it makes its way to the detention basins and before 
being released into the drainage swales. The construction of the stormwater system needs to be completed as development comes to the area. 
As developers begin designing site improvements, they must also construct pieces of the stormwater management system as to not negatively 
impact adjacent properties with surface runoff and flooding. The Implementation Chapter will discuss the phasing of development and the 
stormwater system in more detail.

http://stormwatergroup.com

Stormwater Detention BasinDrainage Swale on Batestown RoadGreen Corridor and Pathway

http://1.bp.blogspot.com
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Retail Gap Analysis
Economic development and retail businesses will play a key role in the success of the Westgate study area as a mixed-use tourism-based node 
in Vermilion County. Determining the market for various retail sectors is important when recruiting companies, retailers and employers to any 
area. A retail gap analysis provides retail recruiters, business owners, property owners, and local jurisdictions with a look at how saturated 
various retail sectors are within a selected target area. The analysis estimates:

1. How much money is spent in the target area for various retail sectors
2. The current supply of stores within each retail sector in the target area

These two pieces of data provide the information necessary to determine which retail sectors have a higher supply versus consumer spending 
demand, and which retail sectors have higher consumer spending demand versus supply. This information will be particularly important for the 
development of the Westgate study area because the commercial land use categories allow for a large variety of retail uses. Pinpointing the 
right mix of retail uses is critical to the area’s success.

Analysis
2009 retail supply and consumer expenditure data were provided by Nielsen/Claritas. Data were gathered for three target areas:
•	 A one-mile radius around the intersection of US 150 and Henning Road
•	 A three-mile radius around the intersection of US 150 and Henning Road
•	 A five-mile radius around the intersection of US 150 and Henning Road

The one-mile radius provides a good representation of the retail economics within the 
study area, and provides information on an area that could easily be served by walking, 
biking and driving. The three-mile target area captures a lot more of the residential areas 
within a short driving distance to the study area. This includes the single family residential 
developments south of Batestown Road, Hillary and the smaller residential pockets north 
of the study area along Henning Road. The three-mile target area also begins to capture 
populations on the west side of Danville. The five-mile target area captures many of the 
population centers surrounding the study area, such as Danville, Oakwood, and Tilton. 
The population captured in the five-mile target area is much greater than that in the one 
and three-mile areas. The number of retailers is also much greater in the five-mile target 
area. Figure 6.4 shows the three target area radii.

Figure 6.4 - Retail Gap Target Areas Map
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One-Mile Radius
The results from the analysis on the one-mile target area revealed that all but one retail sector showed gaps in retail spending compared to 
supply. This is not surprising given the amount of retailers currently located in the study area. There are not very many businesses in the study 
area in general, and even fewer retail businesses. The grocery/beverage, clothing/accessories and restaurants/bars retail sectors showed the 
highest gaps. These three retail sectors are compatible with businesses that should be targeted to fill spaces in the Community Activity Center 
and Neighborhood Commercial land use categories. The sporting goods sector is also showing a gap in spending which would be consistent 
with retail sectors supporting the tourism industry. The population captured in the one-mile target area is not very high, only about 1,000 
people are estimated to reside in this target area in 2009. The purchasing power of 1,000 people is probably not high enough to support 
large scale retail developments. For retail support, it might be more effective to look a the three and five-mile target areas. Figure 6.5 shows 
the results for the one-mile target area.

Three-Mile Radius
Extending the target area two more miles results in a population estimate of 5,000 people in 2009. This population is larger than that found in 
the one-mile target area, and would be able to support more retail development than the one-mile population. Similar to the one-mile target 
area, only the motor vehicle retail sector is showing a surplus. The grocery/beverage, clothing/accessories and restaurants/bars categories are 
showing the highest gap in consumer spending potential versus supply. This target area does cover some of the retail areas found along the 
western edge of Danville and Downtown Danville, but is still showing considerable gaps when compared to the target area population. This 
target area, in combination with commuters, interstate travelers, study area residents and employees, and tourists, would be able to support 
future commercial development in the study area more so than the one-mile target area population. Figure 6.6 shows the results for the three-
mile target area.

Five-Mile Radius
Finally, at the five-mile radius gaps and surpluses begin to balance out across the ten retail sectors with half showing a surplus and half showing 
a gap. Grocery/beverage, clothing/accessories and restaurants/bars are showing a large gap compared to the one and three-mile target 
areas. Building materials/garden stores, sporting goods and electronics are the three highest gaps at the five-mile radius. The five-mile target 
area captures large portions of major population and retail centers around the study area such as Danville, Oakwood and Tilton. These areas, 
in particular Danville, have restaurants, clothing stores and grocery stores which are currently serving the population within the five-mile radius. 
These results should not discourage retail establishments from locating within the study area. The presence of an interstate interchange and a 
major commuter roadway like US 150 will bring potential customers to the study area who may not be in the target area of Danville, Oakwood 
and Tilton. Retailers within the study area will also be serving a niche role by catering to the needs of tourists who are visiting or staying in the 
surrounding parks. The recommended transportation connections between the parks and Westgate are amenities not available in locations 
like Oakwood and Tilton. These elements provide a competitive advantage for the study area over surrounding population centers. Figure 6.7 
shows the results for the five-mile target area.
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Figure 6.5 - One-Mile Retail Gap Analysis

Figure 6.6 - Three-Mile Retail Gap Analysis

Figure 6.7 - Five-Mile Retail Gap Analysis




