
VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

3131 Finley Road  - Special Use for accessory use prior to a 
principal use

Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The petitioner is requesting Special Use approval to establish an accessory parking lot use before the principal 
use is established at 3131 Finley Road.

STRATEGIC PLAN ALIGNMENT

The goals for 2019-2021 include Strong and Diverse Local Economy.

FISCAL IMPACT

N/A
 

BACKGROUND

Property Information and Zoning Request
The petitioner is requesting approval of a Special Use to establish a 240 space off-site parking lot as an 
accessory use before the principal use of the property is in place at 3131 Finley Road. The proposed parking 
lot will provide accessory parking for Executive Towers West III located at 1400 Opus Place, directly south 
and adjacent to the proposed parking lot.  The petitioner is requesting use of the additional spaces in order to 
address the increased density trend in office space (i.e. smaller offices and shared work spaces). Recent trends 
of office employers include increasing density within their offices as an effective way of addressing business 
costs.

The subject property is currently occupied by a vacant restaurant. The petitioner is proposing to demolish the 
vacant restaurant building and convert the former building’s footprint into additional parking stalls. The two 
sites are currently connected via a public sidewalk and an existing pedestrian connection between the existing 
surface parking lot and the parking garage located south of the subject property.  

The plan removes some parking spaces along the west property line to ensure the combined parking counts 
between the two properties does not exceed the maximum parking ratio of 4.5 spaces per 1,000 square feet of 
building area. A portion of the existing parking lot is currently located in the Branding Avenue right-of-way 

UPDATE & RECOMMENDATION
This item was discussed at the June 9, 2020 Village Council meeting. Staff recommends approval on 
the June 16, 2020 Active Agenda.

6/16/20206/16/20206/16/20206/16/20206/16/20206/16/2020

ORD 2020-8543 Page 1 of 26



and will be removed so the entire parking lot is on private property.  The parking lot will consist of 240 spaces, 
seven of which will be ADA compliant. Each parking space meets the required parking space dimensions.  
Landscaping will be provided in accordance with the Zoning Ordinance. 

Compliance with Comprehensive Plan
The Comprehensive Plan designates the subject property as Regional Commercial, which is characterized by 
office uses that rely on the ability to draw a customer base from the larger region. The existing area currently 
is a mix of corporate office uses, large shopping centers, hotels, and big box development.  The 
Comprehensive Plan identifies the Finley Road/Butterfield Road area as a Key Focus Area. It specifically 
suggests leveraging the unique location of this area, adjacent to two highways, to attract new retail and office 
tenants.  To remain competitive and draw from the surrounding region, reinvestment should occur to improve 
the aesthetics and function of regional commercial uses, large shopping centers, hotels, and big box 
development. Another goal for Commercial and Office Areas is to enhance the economic viability, 
productivity, and function of the Village’s commercial properties. Key objectives of this goal include 
promoting a mix of commercial and retail, in addition to encouraging campuses to offer spaces that are 
adaptable to market trends. The proposed development meets the goals of the Comprehensive Plan.   

Compliance with the Zoning Ordinance
The subject property is currently zoned B-3, General Services and Highway Business, and is proposed to meet 
the bulk regulations for this district.

Traffic and Parking
There is currently sufficient parking at 1400 Opus Place. The building owner anticipates that additional 
parking will be needed for future tenants with higher parking requirements for their staff, thus the request for 
240 additional parking spaces at 3131 Finley Road.  The aggregate of the parking stalls at 1400 Opus (782) 
and the proposed parking stalls at 3131 Finley (240) is 1,020 parking stalls. The existing building at 1400 
Opus place has a total area of 228,069 square feet. The combined parking will provide a parking ratio of 4.5 
parking spaces per 1,000 square feet, based off of gross building square footage.  

Public Comment 
Prior to the Plan Commission meeting, staff received an inquiry from the adjacent property owner to the north, 
who requested information about the project. 

ATTACHMENTS

Ordinance
Aerial Map
Staff Report with attachments dated March 2, 2020
Approved Minutes of the Plan Commission Hearing dated March 2, 2020
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3131 Finley
Special Use – 20-PLC-0004

ORDINANCE NO. ________

AN ORDINANCE AUTHORIZING A SPECIAL USE TO ESTABLISH 
AN ACCESSORY USE BEFORE THE 

PRINCIPAL USE IS ESTABLISHED AT 3131 FINLEY ROAD 

WHEREAS, the following described property, to wit:

LOT 1 IN OAK GROVE CENTRE OF COMMERCE UNIT THREE, BEING A SUBDIVISION OF 
PART OF THE SOUTHEAST QUARTER OF SECTION 30, TOWNSHIP 39 NORTH, RANGE 11, 
EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF 
RECORDED FEBRUARY 2, 1978 AS DOCUMENT R78-09661 AND CORRECTED BY 
DOCUMENTS R78-27328, R78-94193 AND R78-123102 RESPECTIVELY, IN DUPAGE COUNTY, 
ILLINOIS. 

Commonly known as: 3131 Finley Road, Downers Grove, IL  60515
PINs:  06-30-409-009

(hereinafter referred to as the "Property") is presently zoned in the "B-3, General Services and Highway 
Business District" under the Comprehensive Zoning Ordinance of the Village of Downers Grove; and 

WHEREAS, the owner of the Property has filed with the Plan Commission, a written petition 
conforming to the requirements of the Zoning Ordinance, requesting that a Special Use be granted to establish 
an accessory use before the principal use is established; and

WHEREAS, such petition was referred to the Plan Commission of the Village of Downers Grove, and 
said Plan Commission has given the required public notice, has conducted a public hearing for the petition on 
March 2, 2020 and has made its findings and recommendations, all in accordance with the statutes of the State 
of Illinois and the ordinances of the Village of Downers Grove; and, 

WHEREAS, the Plan Commission has recommended approval of the Special Use, subject to certain 
conditions; and,

WHEREAS, the Village Council finds that the evidence presented in support of said petition, as stated 
in the aforesaid findings and recommendations of the Plan Commission, is such as to establish the following:

1. That the proposed use is expressly authorized as a Special Use in the district in which it is to be 
located. 

2. That the proposed use at the proposed location is necessary or desirable to provide a service or a 
facility that is in the interest of public convenience and will contribute to the general welfare of the 
neighborhood or community.

3. That the proposed use will not, in the particular case, be detrimental to the health, safety or general 
welfare of persons residing or working in the vicinity or be injurious to property values or 
improvements in the vicinity. 
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NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove, in DuPage 
County, Illinois, as follows:

SECTION 1.  That Special Use of the Property is hereby granted to establish an accessory use before 
the principal use is established.

SECTION 2.  This approval is subject to the following conditions:   

1. The proposed Special Use shall substantially conform to the staff report dated March 2, 2020, 
engineering plans prepared by Bleck, originally on January 23, 2020 and revised on February 14, 2020, 
and to the photometric plans prepared by KSA originally submitted on January 31, 2020, except as such 
plans may be modified to conform to the Village codes and ordinances.

2. The parking lot must be constructed within six (6) months of passage of this ordinance.  

3. If within twelve (12) months of construction of the parking lot or the parking lot is no longer used for 
1400 Opus Place or a tenant is not secured that will utilize the parking lot, a building must be 
constructed on the property or the parking lot must be removed and the entire site restored to green 
space. 

4. The Village Council is authorized to extend the expiration period for good cause on up to two separate 
occasions, by up to one (1) year each. Requests for extensions must be submitted to the Community 
Development Director and forwarded to the Village Council for a final decision. 

SECTION 3.  The above conditions are hereby made part of the terms under which the Special Uses are 
granted.  Violation of any or all of such conditions shall be deemed a violation of the Village of Downers Grove 
Zoning Ordinance, the penalty for which may include, but is not limited to, a fine and/or revocation of the 
Special Use granted herein.  

SECTION 4.  It is the Petitioner's obligation to maintain compliance with all applicable Federal, State, 
County and Village laws, ordinances, regulations, and policies.

SECTION 5.  That all ordinances or parts of ordinances in conflict with the provisions of this ordinance 
are hereby repealed.

                                                          
Mayor

Passed:
Published:
Attest:                                                               

Village Clerk

1\mw\ord.20\SU-3131-Finley-20-PLC-0004
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We are requesting special use based on the need to establish an accessory use (the
parking lot) prior to establishing the principal use (building) per VoDG.28.6.010.3.a.

The additional parking will be beneficial to attract a large, dense user to lease the
recent 100,000 SF office space vacated by State Farm in 1400 Opus Place which is
contiguous to the property. Having this desirable parking ratio will assist in bringing
over 450 jobs to Downers Grove. This will benefit restaurants and businesses within
Downers Grove as well as the community by bringing additional corporate offices and
people to the area. See additional information attached.

The proposed use for the Site is for a parking lot and will not be detrimental to the
health, safety of general welfare for those residing or working in the general vicinity.
The access points to the property will not be affected and the parking ratio determined
meets the maximum allowed at 4.5/1000.
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VILLAGE OF DOWNERS GROVE
PLAN COMMISSION MINUTES

MARCH 2, 2020

20-PLC-0004: A petition seeking Special Use approval to establish an accessory 
use (parking lot) before the principal use is established. The property is currently 
zoned B-3, General Services and Highway Business. The property is located at the 
northeast corner of Finley Road and Branding Avenue, commonly known as 3131 
Finley Road, Downers Grove, IL (PIN: 06-30-409-009). Robyn Pinson, Petitioner and 
ETW Land LP, Owner.

Petitioner’s Presentation:
Robin Pensen, ETW Land LP, speaking on behalf of the ownership of the property, shares 
that they are trying to lease the building, and need to have enough parking for the building 
so that they are able to lease it. 

Bill Elwood, Leasing Agent, says he will speak to non-technical aspects of the project. He 
stated he has experience leasing for existing notable tenants within Downers Grove. State 
Farm announced they would vacate Executive Towers West, and are now completely 
vacated from the site, leaving over 100,000 square feet vacant. Trends in the marketplace 
show that office tenants are seeking amenities such as covered parking, fitness centers, 
delis, and others. Density within office spaces is increasing, and this isn’t an issue in an 
urban market such as Chicago, however increasing densities in offices in the suburbs 
means more parking is required. The suburbs must compete financially with offices that 
do not need to require parking. Parking ratios in these buildings were 3.2 spaces per 1000 
square feet of building, but now tenants are seeking up to 5 spaces per 1000 square feet 
due to increased density. 

Bill Elwood continued that when he saw that the restaurant and parking lot was listed on 
the market, he recognized that this could be a unique opportunity. The property could be 
more effective as a parking lot than its previous purpose as a failed restaurant, and that 
the dense office workers brought in will have a positive impact on other local businesses. 
A parking deck would not be possible to be built because tenants would be displaced, 
and the cost of the deck would raise rents above market rate. This parking is required for 
the space to compete for occupancy. Other buildings may not be asking for this density 
because they do not cater to as high of density of users, this would not be a call center 
building. Mr. Elwood said he was available for questions. 

Bill Bennett, Project Designer, shared that the parking for the north and west would remain 
parking, and a land bank along Finley Road would be turned into plantings rather than 
parking. A photometric study has been provided and complies with Village requirements. 
The proposal has maintained ADA requirements, and pedestrian access has been 
provided. There is a minor grade difference on the northeast corner of the site, due to 
having increased the impervious surface coverage, so the stormwater system has been 
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improved. Mr. Bennett thanked staff for their time and shared that this design reflects the 
suggestions made by staff. 

Ms. Majauskas asked for clarification that, at this point, there is not a plan to build another 
structure once the building is demolished.  Ms. Pinson said this is correct. Ms. Majauskas 
further stated said there are other ways to get this parking than to come to the Plan 
Commission. She asked why they didn’t just combine the two parcels if they were under 
the same ownership. Mr. Elwood said that this is not a plan for perpetuity, and that how 
people choose to get to work in ten years from now could be very different from how 
people get to work today. There could come a time when these parking ratios are not 
required for office users. 

Ms. Majauskas said that she understands that the parking is required but that the 
ownership should have explored other options before coming to the Plan Commission. 
Maybe ownership would want to divide in a different way in ten years. This is a Special 
Use, this is a Variance, and when there are actions that fit the rule, they should be used. 
A small building could be kept on the property. She asked if the intent was not to build a 
building.  Mr. Elwood said that this is correct, there is no plan to build another building. 
The space is needed for parking. In ten years, maybe that will change.   Mr. Zawila 
clarified that this is not a Variance, and the review criteria are different from that of a 
Variance. Mr. Maurer asked for confirmation that there would not be another use 
proposed.  Mr. Zawila said this was correct.

Ch. Rickard asked, in referencing the approval criteria for Special Uses, if there was no 
main use on the property, is the parking the main use? Mr. Zawila confirmed that parking 
is an approved Special Use in the zoning district. 

Ch. Rickard said that this is similar to a recent case from Amazon, except that a building 
was proposed to be built after the approval of the parking lot.  Ms. Majauskas said that 
case was different because the lots were not continuous so they could not have combined 
lots. 

Mr. Boyle asked how many spaces were in the lot before and after the proposal.  Mr. 
Elwood said there would be 240 new spaces added after construction of the new lot.  Mr. 
Boyle asked if the building was considered impervious previously.  Mr. Elwood said that 
it had not been attractive for restaurants.   Mr. Bennett said that it had been considered 
impervious, and this was replaced by the impervious surface of the parking lot, but the 
land bank would increase the pervious area overall. The change overall is a reduction in 
impervious surface by 6000 square feet. 

Mr. Maurer asked how many spaces they had existing, and with the spaces taken away 
with the addition of the land bank, how many there would be.  Mr. Elwood said that 782 
spaces existed, and with an addition of 250 spaces, the ratio would be 4.5 spaces per 
1000 square feet.  Ch. Rickard referenced the letter from the applicant that echoed these 
numbers. 
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Ms. Rollins asked about the second condition of approval, and commented that the time 
frame provided was not very long. Mr. Zawila said this would be addressed later. 

Further discussion occurred on ADA parking spaces and compliance with the code. Mr. 
Boyle asked how many spaces were on the Rockwood Tap lot prior to the demolition.  Mr. 
Bennet said there were about 170 spaces. 

Ch. Rickard asked if there were any additional questions from the Commission for the 
applicant.  None responded.  He then asked if there was anyone in the audience that 
wanted to speak in regards to this public hearing.

Public Comment:

Michael Cassa, Chairman and CEO of the Downers Grove Economic and Development 
Corporation, said that Downers Grove is a premier location for Class A office spaces. 
Downers Grove is known for having a diverse economy, and is known for its premier office 
buildings. Recently it has been established that the greatest threat to the office space is 
that as the trend of collaborative work spaces increases, old office buildings that were 
built with old parking ratios cannot be utilized effectively. These spaces are often land 
locked and cannot build new parking. This is not an issue in the city, so this makes 
locating in the suburbs difficult for these users. Locally, Downers Grove competes with 
Lisle, Naperville, and Oakbrook. In these competing communities, they have larger 
parking facilities for their Class A office structures. We do not want to be stopped from 
signing a major tenant because we do not have the parking. 

Mr. Cassa continued that the parking needs to be under construction before a tenant can 
be found. The fact that ownership has spent millions acquiring this lot shows that they are 
committed to serving this building. About five years ago, the Rockwood Tap inquired 
about selling the space, but it was too far off of Butterfield for other restaurants to be 
interested in the location. Also, the site is too big for a restaurant. This is a good alternate 
use because it will allow the Village to be as competitive as possible by giving brokers the 
tools they need to continue to lease space in the Village. 

Ch. Rickard asked if there were any further questions or comments from the audience.  
None responded.  He then asked staff to make a presentation.

Staff Presentation:

Flora Ramirez, Development Planner, said she is presenting an overview of the project 
at 3131 Finley Road, for a Special Use permit to establish the accessory use prior to 
establishing the principal use. 

Ms. Ramirez referenced the screen where she showed a map of the property with the lot 
outlined. The 1400 Opus Place location, where additional parking would be added, was 
also outlined. Not only are these two separate parcels, but the parcel to the north is zoned 
B-3 while the parcel to the south is zoned O-R-M. Ms. Ramirez presented the existing 
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conditions site plan, and explained what would be converted into parking. She showed 
the required landscaping medians and trees that would be added. Additional green space 
would be converted from parking spaces along Finley Road. On the north border, parking 
spaces would be shifted to the south as they are currently in the Village Right of Way. 

Ms. Ramirez shared the Special Use approval criteria and said staff found all had been 
met. The first condition of approval imposed is routine and requires that the petitioner 
adhere to current codes and the most recent approved plan set, and the next condition 
has three parts. The first is that the parking lot should be constructed within six months 
of the ordinance approval date, the second is that if the parking lot is not serving a tenant 
within the 1400 Opus Place building within twelve months, then the entire lot needs to be 
converted to green space. The third part is that the council can extend the expiration 
period two times. 

Ms. Ramirez asked if there were any questions for her. 

Ch. Rickard noted that there were improvements being made in the area where the 
building was. Are any improvements being made to the existing part of the lot? Ms. 
Ramirez said that the existing stalls met the dimension requirements. 

Ch. Rickard asked if landscape islands or other parking lot requirements were considered.    
Ms. Ramirez said that the existing area is not being changed.   Ch. Rickard followed up 
asking if the part that remained would meet all requirements, had it been constructed 
today.  Ms. Ramirez confirmed that the existing parking lot does not meet the existing 
standards.

Ms. Majauskas asked why the restrictions in the second condition existed because the 
minute someone parks there the condition has been met and also it is impossible to track.  
Also, why doesn’t it say that if the 1400 Opus Place isn’t using the parking lot then it 
reverts back to a building, because they call do all kinds of stuff with it once they use it 
for parking once.   Mr. Zawila clarified that the first condition was meant to have the 
restaurant removed as quickly as possible, while the ownership seeks a new tenant, 
rather than having the vacant space sit longer. The second condition says that either a 
new building be built or the space be returned to green space if there is no tenant within 
12 months. The third offers them the opportunity to request additional time to seek a 
tenant. 

There was further discussion on the draft conditions.  Ms Majauskas said that after one 
minute of parking, Downers Grove loses control and the petitioner can do whatever they 
want with the parking lot. Why don’t we just say that after Opus Place stops using the lot 
then we get the lot back. At this point once they use it, they are off the hook and can use 
the parking lot however they want.  Mr. Zawila said that the commission can recommend 
changes to the conditions. 

A discussion occurred regarding the specific wording of the condition, and whether or not 
the condition allowed the tenant to use the parking lot however they wanted after having 
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used it for parking once.   Ch. Rickard said that with the money invested, they would want 
to keep using it as a parking lot. 

Additional discussion occurred about policing the conditions.  

Mr. Boyle asked if the green space would be used for the office tenants to enjoy.  Ms. 
Ramirez said she would defer to the petitioner regarding programming of the green space.

Ch. Rickard asked if there were any further comments. None responded. He then closed 
the public hearing.  

Ms. Pinson said they would be open to programming the green space.  Ms. Pinson said 
that the need for the parking exists, and currently the office had a lower parking ratio. If 
acquiring the restaurant and filling it with a restaurant tenant would be more lucrative, 
they would have gone that route, but using it as parking is the best option. 

Mr. Elwood clarified that the intent of using the parking lot is to occupy the lot with parking. 
They have already closed on the property. There is no other motivation than using this 
for parking. He explained that they would like to get a tenant right away, but it could take 
12 months to 36 months, and that this is a typical timeline. They are trying to move as 
quickly as possible by being in front of the Plan Commission now. It is likely that the space 
will be filled with multiple tenants. 

Ch. Rickard asked about the location of the ADA stalls.  Mr. Zawila said staff would review 
and make sure this was up to code.  Ch. Rickard asked if additional landscape islands 
could be added in the existing parking area.  Mr. Elwood said this would cause them to 
lose parking and the intent is to increase parking. He added that the proposal will look 
better than what is out there today.  Mr. Bennett said that there is landscaping in the 
existing parking lot as well as new landscaping proposed. 

Mr. Zawila said that there is only one row of existing parking that does not meet code. All 
rows of 20 or more spaces must be broken up with a landscape island according to the 
Village code, and there is only one existing row that does not meet this requirement. Mr. 
Maurer asked if the existing trees were to remain or be replaced. The existing trees are 
larger than what would be planted if it were new.  Mr. Zawila said they are remaining.  Mr. 
Bennett said that the first row along Finley is green space. The parking stall islands will 
be maintained. On the west, the old curb and island will be part of green space, and the 
trees and islands at the end of each parking row will remain. The spaces in the Right of 
Way will be moved out of the Right of Way, so the landscape islands will be relocated 
accordingly.

Ch. Rickard said that it would only take minimal landscape islands to bring the existing lot 
into compliance.  Mr. Bennett said that you need an island every 20 stalls, and this row is 
only 21 stalls.  Commissioners agreed. 

Ch. Rickard closed the public hearing. 
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Plan Commission Discussion:

Ch. Rickard said he felt the conditions have been met and he has no problem with this 
petition, though he would like the location of the ADA spaces to be revisited. 

Mr. Zawila said that this would be considered with the building permit and that the first 
Condition of Approval provided the flexibility to change the plans presented today to 
reflect codes. 

Ms. Majauskas said she felt the petitioner is premature in the proposal. Maybe it is in the 
best interest of Downers Grove to keep the two parcels separate. She is ok with the use, 
but feels that the second condition of approval needs to be modified to say that if the 
parking lot is built within twelve months, and at all times is used only for 1400 Opus Place, 
if it ceases to be used for parking for Opus Place, then it reverts back to green space or 
a building is built. Also, she would be in favor of requiring the extra trees to be added.

Ch. Rickard said that this changes the intent that they can continue to keep the parking 
lot there if it is not occupied as long as it is still dedicated for that address. Mr. Boyle said 
the timeline would be effective to motivate the owner to get a tenant.  Ms. Majauskas 
agreed.

Mr. Zawila suggested that the condition be updated to  an “or” statement, if a parking lot 
is not constructed in six months, or a tenant is not secured within twelve months, or if the 
parking lot is no longer used for 1400 Opus Place, then the parking lot must be reverted 
to green space or a building built. Mr. Maurer said that the Village has the authority to 
step in if the parking lot is being used incorrectly.  Ms. Majauskas said she did not want 
them to have the authority to go and sell the lot.  Mr. Zawila said this would not be 
permitted, the parking lot is connected to 1400 Opus Place with this Special Use.

Mr. Maurer asked if six months enough time to build the parking lot is.  Ch. Rickard 
mentioned that the petitioner did not object to this during their presentation. 

Plan Commission Recommendation:

Ms. Majauskas made a motion stating based on the petitioner’s submittal, the staff 
report, and the testimony presented, I find that the petitioner has met the standards 
of approval for a Planned Unit Development as required by the Village of Downers 
Grove Zoning Ordinance and is in the public interest and therefore, I move that the 
Plan Commission recommend to the Village Council approval of 20-PLC-0004, 
subject to the following conditions:

1. The proposed Special Uses shall substantially conform to the staff report, 
engineering plans prepared by Bleck, originally on January 23, 2020 and revised 
on February 14, 2020, and to the photometric plans prepared by KSA originally 
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submitted on January 31, 2020, except as such plans may be modified to conform 
to the Village codes and ordinances.

2. The parking lot must be constructed within 6 months of passage of this ordinance. 
If within six months of passage of construction of the parking lot, or if the parking 
lot is no longer used for 1400 Opus Place, or if a tenant is not secured that will 
utilize the parking lot, a building must be built on the parking lot, or the parking lot 
removed and the entire site restored to green space. The Village Council is 
authorized to extend the expiration period for good cause on up to two separate 
occasions by up to one year each. Requests for extension must be submitted to 
the Community Development Director, and forwarded to the Village Council for 
final decision. 

Motion seconded by Ms. Rollins
AYES: Boyle, Johnson, Majauskas, Maurer, Patel, Rollins, Toth, Rickard
NAYS:  none

The Motion passed
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