
VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION 

 
VILLAGE HALL COUNCIL CHAMBERS 

801 BURLINGTON AVENUE 
 

October 26, 2020 
7:00 p.m. 

 
AGENDA 

1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes – September 14, 2020 

4. Public Hearings 

a. 20-PLC-0019: seeking a Special Use approval for an assembly and entertainment 
use, in order to construct one additional theater.  The property is currently zoned 
DB, Downtown Business.  The property is located directly northeast of the 
intersection of Highland Avenue and Warren Avenue, commonly known as 5021 
Highland Avenue, Downers Grove, IL (PIN: 09-08-124-001,-002 and -020). 
Tivoli Enterprises, Inc., Petitioner and 603-635 Rogers, LLC, Owner. 
 

5. Adjournment 

THIS TENTATIVE REGULAR AGENDA MAY BE SUBJECT TO CHANGE 
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VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION MEETING 

  
September 14, 2020, 7:00 P.M. 

 
 
Chairman Rickard called the September 14, 2020 meeting of the Downers Grove Plan Commission 
to order at 7:00 p.m. and led the Plan Commissioners and public in the recital of the Pledge of 
Allegiance.   
 
ROLL CALL:  
 
PRESENT: Chairman Rickard; Commissioners Boyle, Dmytryszyn, Johnson, Majauskas, 

Maurer, Patel, Rollins, Toth 
 
ABSENT:   None 
 
STAFF:  Planning Manager Jason Zawila; Development Planner Gabby Baldassari 
 
VISITORS: Craig Ross with Ross Builders, 23 N. Lincoln St., Hinsdale; Bob Gudmundson, 

RWG Engineering, 975 W. 22nd St., Wheaton; Greg Stahr, Studio 21 Architects, 
5012 Fairview Downers Grove; Bill Styczynski, Studio 21 Architects, 5012 Fairview 
Downers Grove Jim and Lindy Stoot, 3648 Sterling Road, Downers Grove; Tom and 
Sue Cipa, 102 8th Street, Downers Grove, and Barbara Hoffman, 5133 Fairview, 
Downers Grove 

 
Chairman Rickard explained the protocol for the meeting. 
 
APPROVAL OF MINUTES – AUGUST 3, 2020 
 
MOTION BY MS. JOHNSON, SECONDED BY MS. ROLLINS TO APPROVE THE 
MINUTES OF AUGUST 3, 2020 MEETING AS PRESENTED.   MOTION PASSED BY 
VOICE VOTE OF 7-0-2.  (CHAIRMAN RICKARD AND MR. BOYLE ABSTAIN.) 
 
Ch. Rickard reviewed the procedures to be followed for the scheduled public hearings, explaining 
that the Plan Commission is strictly a recommending body. The purpose of the meeting is to gather 
facts, information, and testimony of items on the Agenda.  The Plan Commission’s decision is not 
final but is strictly a recommendation to the Village Council for the Council’s final decision.  He 
said a report would be forwarded to the Council with a motion to recommend approval, recommend 
approval with refinements, or recommend denial of the petition.  The Village Council makes all 
final decisions. 
 
Ch. Rickard stated for each case, the Petitioner will present its case to the Plan Commission, 
followed by questions to the Petitioner by Commission members. The Public will then have an 
opportunity to make comments before the Commission regarding the case under consideration. Ch. 
Rickard provided an overview of how the public can participate electronically during the public 
hearing portion of the meeting.    
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Following presentations by the Public, a member of the Community Development 
Department will present the Staff's report.  Upon completion of presentations by the Staff and the 
Public, the Petitioner will have the opportunity to question statements made or provide a closing 
statement.  The Chairman will then close the public hearing portion of the meeting, and the 
Commission will review the information provided and ask questions of the speakers.  Upon 
completion of the Plan Commission’s deliberation, a Motion will be made containing a 
recommendation to the Village Council regarding each case.  
 
Chairman Rickard swore in those individuals that would be speaking on the following public 
hearings: 
 
PUBLIC HEARINGS   
 
FILE 20-PLC-0017: A petition seeking approval for a Planned Unit Development to build a new 
multi-family residential structure. The property is currently zoned B-2, General Retail Business. 
The property is located directly northeast of the intersection of Fairview Avenue and 2nd Street, 
commonly known as 5117 Fairview Avenue, Downers Grove, IL (PIN: 09-09-300-013). Ross 
Builders, Inc., Petitioner and Fairview Station Flats, LLC Owner. 
 
Petitioner and owner of the property, Mr. Craig Ross, President of Ross Builders, 23 N. Lincoln 
Street, Hinsdale, discussed his company’s background and provided some history of the property, 
which was a prior gas station and had been tried to be developed in the past.  Mr. Ross commented 
that he was proposing a multi-family development that followed the Village’s Comprehensive Plan 
and addressed the Plan’s recommendations for a Fairview District Catalyst Site.  
 
Architect, Greg Stahr, with Studio 21 Architects, presented slides for the proposed 18-unit multi-
family (2-bedroom units) development for the site.  The building would be contemporary in 
design, three stories in height, and act as a gateway building to the Fairview business district. It 
would enhance the area and attract young professionals and empty nesters.  Positives of the 
development followed.  The building would be street-oriented with a setback on Fairview Avenue 
of 7 feet 4 inches with interior parking and exterior parking at the rear of the building.  
Approximately 42 parking spots would located on the site -- 12 indoor, 29 outdoor, 2 spaces 
reserved for ADA parking and 4 additional spaces for motorcycles.  Thirty-six of the spaces would 
be designated to the building’s tenants with two spaces per unit, as outlined in the Village’s 
ordinance.  Five on-site spaces would be included for guest parking.  The main floor would consist 
of four units, meeting the Fair Housing Act.  Details of the unit amenities followed.  The second 
and third floor would contain 7 units each with a trash chute available to the residents.   
 
The building’s façade will be broken up with inset balconies and patio areas with different 
materials used.   Mr. Stahr believed the building was a good fit for the area, as it met the needs for 
various age groups:  young professionals to empty nesters, and provided more central commuter 
housing.   It also met the needs for a catalyst site within the Village.  Mr. Stahr believed the 
development created a building statement to the area by bringing a contemporary style to the 
downtown district.  The proposal also added a transitional buffer to the nearby single-family 
residences to the south and to the commercial district to the north.  
 
In order to meet certain desires of the comprehensive plan, Mr. Stahr indicated he was seeking 
relief from certain B-2 zoning regulations within the district, which included the floor area ratio 
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(FAR) and setbacks.  The B-2 District required a zoning setback of 25 feet on the street-facing 
side, yet the comprehensive plan listed the desire for street-oriented developments with parking in 
the rear.  As a result, Mr. Stahr explained that he was requesting a 7 foot 4 inch setback from the 
Fairview property line and a setback of 7 feet 10 inches on the Second Street side.  Details 
followed.  As for the FAR, the comprehensive plan called for higher density in the area, and in 
order to maximize that, the proposed FAR for the site would be 0.89, exceeding the 0.75 regulation 
for the B-2 district.  While the units would be well over the minimum density requirement of 1,000 
sq. feet per unit, both height and landscaping requirements would be met.   
 
Mr. Stahr reviewed the previous developments that were considered for the site and explained that 
they did not fit within the area.  He further reviewed a map on the overhead pointing out how the 
proposed development fit within the site location.   
 
Mr. Robert Gudmundson, with RWG Engineering, reviewed the site plan, noting the proposed plat 
of consolidation, which is originally made up of four parcels that would be consolidated into a 
single new lot.  The lot was 0.61 acre in size.  Existing conditions of the survey were noted on the 
overhead, including the two driveways off of Fairview and the two driveways off of Second Street.  
Three of the driveways would be removed, leaving the remaining driveway off of Second Street at 
the southeast corner.  Mr. Gudmundson addressed the proposed greenspace for the development 
which would be over 12 percent.  The additional hardscape being added to the development was 
just over 500 square feet.   
 
Continuing, Mr. Gudmundson explained that the building itself would sit 89 feet west of the east 
property line, providing the area with a full bay of surface parking and the driveway that connects 
to the interior of the building.  The trash enclosure would be located inside the building.  
Motorcycle parking was pointed out.  At the northeast corner of the building, would be a block 
retaining wall to allow for grade adjustment.  Lighting, with shielding, would be attached to the 
building.  Grading and utility plans were also referenced.  Per Mr. Gudmundson, no floodplain 
would impact the development.  On-site drainage flowed from north to south toward Second Street 
continuing west to Fairview.  Overland flow was also explained.   
 
Mr. Gudmundson summarized the utilities that existed or would be installed, such as installing 
another fire hydrant near the driveway.  The existing sanitary sewer would be utilized.  
Explanation of water flow for the storm sewer system followed with Mr. Gudmundson explaining 
the five-foot easement that would be created to assist the storm sewer.  Details of the proposed 
storm sewer system were explaining in further detail.   
 
Chairman Rickard opened up the discussion to the commissioners.    
 
Commissioner Majauskas raised discussion about a No Further Remediation (NFR) letter as well as 
concerns about the water flow dragging contamination into St. Joseph Creek, wherein Mr. 
Gudmundson acknowledged his familiarity of the NFR letter and explained that the proposed 
storm sewer on the site was a very shallow sewer and connections to it would be near the ground’s 
surface.  Permitting would still have to take place and an application was before the EPA for this 
project.   
 
Commissioner Maurer asked if the applicant considered reducing the width of the building to meet 
the side yard and front yard setbacks for Second Street, allowing pushing the building back. 
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Mr. Stahr explained in the discussions with the Village that it was apparent that it was the 
Comprehensive Plan’s goal to have properties developed with street-orientation versus a 25-foot 
setback.  If the building was set back 25 feet, half the parking would be removed and the building 
would not get the density being proposed or be consisted with what the Comprehensive Plan was 
trying to accomplish.   
 
Per Mr. Stahr, sight lines were not brought up in discussions with staff.  A question was asked 
about the term “condo ready” wherein Mr. Stahr explained it as being ready for apartment-style 
renting but the units having separate utilities so the building could be condo-ready and the units 
sold separately.  Mr. Ross indicated that he would let the market determine whether the building 
would be marketed at rentable units or condos.  Assuming they are marketed as apartments, Mr. 
Ross indicated Ross Builders would keep the building as apartments. 
 
Ms. Sue Sipa, 102 8th Street, questions directed to Mr. Ross included the following:  what were the 
building’s materials (brick veneer, cement board lap (no vinyl), amenities (no elevator required), 
sidewalk (to be improved) and whether overnight guests would use the Fairview parking lot, etc.  
As explained by Mr. Gudmundson, the sidewalk along Fairview would be replaced but a green 
space would remain in the right-of-way. The carriage sidewalk on Second Street would remain, but 
replaced as necessary; ADA compliance would be met.   
 
This resident further inquired about the stormwater retention/volume storage and asked 
Mr. Gudmundson to explain the difference of bringing this project up to code versus a new 
development and the requirements of the County’s stormwater ordinance as well as the Village’s 
stormwater ordinance.   
 
Ms. Lindy Stoot, 3648 Sterling Road and co-owner of 5128 Fairview, an apartment building across 
the street, expressed concern about increased traffic, trains backing up the traffic, and the 
development’s 36 vehicles.   
 
Ms. Barbara Hoffman, a duplex owner of 5131 and 5133 Fairview, voiced concern about increased 
traffic.  However, she appreciated the proposal versus the eye sore.   
 
Village Planner, Gabby Baldassari, summarized the application before the commission with photos 
on the overhead.  She covered the easements that were necessary, depicted elevations, and 
referenced that relief for a number of bulk standard items were being sought by the petitioner 
under the proposed PUD.  Slides of the site plan followed including the required setbacks and the 
proposed setbacks being sought under the B2 zoning district.   Regarding the line of sight, 
Ms. Baldassari indicated staff did review the matter with the traffic engineer and public works 
department.  Because a signalized intersection existed, there was no concern by the traffic 
engineer.  Additionally, she explained how the Village’s comprehensive plan provided guidelines 
for developing the property at a catalyst site.  Since publication of staff’s report, Ms. Baldassari 
stated that she did receive one public comment, which pertained to having the site provide 
additional parking.    
 
Staff believed the criteria for the project were met and if the commission agreed, Ms. Baldassari 
referenced a draft motion to be voiced.   
 
Per commissioner questions, Ms. Baldassari explained the setback requirements for the DB zoning 
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district as compared to the proposed development.  Commissioner Toth voiced his support for the 
proposal and could not think of another development where ground floor residential was being 
placed 7-1/2 feet from a property line. He voiced his concern about that.   
 
Commissioner Majauskas voiced her concerns about the flow of storm water, especially creating 
an overflow of St. Joseph Creek, due to so much encroachment on properties. While she liked the 
project, she voiced concern about the additional water into the sewer system, eventually flooding 
the residents along St. Joseph Creek.  She believed the Village would have to consider what it 
allowed.   
 
Chairman Rickard voiced that once the building was completed less impervious space would exist; 
however, he reminded the commissioners that the proposal was meeting the requirements of the 
ordinance.  Ms. Rollins echoed similar concerns and agreed the project was an improvement the 
Village needed to have a discussion about setback requirements for the area and needed 
uniformity.   
 
Discussion between staff and Commissioner Maurer centered on what exactly was the vision of the 
comprehensive plan for the site – neighborhood commercial uses or stand-alone multi-family 
housing, to which Planner Baldassari responded.   She offered that if there was direction from 
council for staff to reconsider what would be the best zoning district for the area in the long run, it 
could be revised to better respond to the comprehensive plan, then staff could look into it. While 
staff agreed it would be ideal to have a mixed-use building for the site, staff agreed with the 
petitioner that not enough space existed to accommodate that.     
 
Chairman Rickard shared similar thoughts but pointed out that the building placement, its size, etc. 
was identical to what was being proposed with the only difference was the use.  However, he did 
have concerns that there was no retail component to the building and placing living space 7 feet 
from the street was a concern.  Clarification followed.   
 
Another commissioner voiced concern about setting a setback precedent for future development 
and asked whether staff was fine with the parking, wherein staff indicated two spaces were 
allowed per unit and the petitioner exceeded that amount.  Additionally, guests could park in the 
commuter parking lot at certain times.  The petitioner proceeded to explain there were parking 
options in the area.  Further dialog followed by Ms. Majauskas explaining that she was part of an 
ad hoc committee that discussed the subject area and the focus was to make it a secondary 
downtown area but not compete with the central downtown area.  The subject area would be more 
art-centered and include studios, restaurants, music, etc. and link to the central business district 
through Maple Avenue.   
 
Petitioner, Mr. Ross, returned and confirmed that a traffic study was done which found very little 
impact to the site.  He explained the building was focusing on commuters and he did not expect to 
have two spaces per unit being used, since only one individual would probably be living in the 
unit.  Regarding the first floor units, he did not see it as an issue because more and more such 
developments were being seen.  He addressed stormwater comments.  
 
Mr. Bill Styczynski, 221 8th Street, believed the parking would be fine, noting guest parking may 
be used in the evenings and weekends.  The Chairman pointed out the development’s positives and 
the removal of the former three access driveways.   
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Chairman Rickard closed the public hearing portion of the meeting. 
 
Commissioners were overall pleased to see the project come forward and it was an improvement.  
A block north of the tracks had the same setbacks as being requested.  The petitioner followed the 
comprehensive plan to the best of their ability and staff also supported the project.  The Chairman 
felt the form and bulk were good and the use was the best that could be done.  He believed that 
when the comprehensive plan was being put together it viewed an entire area and not individual 
parcels.  This parcel was basically land-locked and, given its size, was limited in its development.  
He supported the project.  
 
Chairman Rickard entertained a motion. 
 
WITH RESPECT TO FILE 20-PLC-0017, COMMISSIONER MAURER MADE A MOTION 
THAT THE PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO 
THE VILLAGE COUNCIL, SUBJECT TO THE FOLLOWING CONDITIONS:   
 
 1.  THE PLANNED UNIT DEVELOPMENT SHALL SUBSTANTIALLY 

CONFORM TO THE STAFF REPORT DATED SEPTEMBER 14, 2020, THE 
PLANS PREPARED BY RWG ENGINEERING, LLC DATED 7/31/20, AND 
MODIFIED 8/24/20, AND THE PLANS PREPARED BY STUDIO 21 
ARCHITECTS, DATED 8/25/20, EXCEPT AS SUCH PLANS MAY BE 
MODIFIED TO CONFORM TO VILLAGE CODES AND ORDINANCES;  

 
 2.  PRIOR TO ISSUING ANY SITE DEVELOPMENT PERMITS, THE 

PETITIONER SHALL MAKE PARK AND SCHOOL DONATIONS IN THE 
AMOUNT OF $136,852.92. ($103,269.96 TO THE PARK DISTRICT, $24,165.36 
TO ELEMENTARY SCHOOL DISTRICT 58, AND $9,417.60 TO HIGH 
SCHOOL DISTRICT 99);  

 
 3.  THE APPLICANT SHALL ADMINISTRATIVELY CONSOLIDATE THE 

FOUR LOTS INTO ONE LOT OF RECORD PRIOR TO BEING ISSUED A 
BUILDING PERMIT; AND 

 
 4. THE FOLLOWING EASEMENTS SHALL BE PROVIDED: A 5-FOOT WIDE 

PUBLIC UTILITY AND DRAINAGE EASEMENT ALONG THE NORTH LOT 
LINE, 10-FOOT WIDE PUBLIC UTILITY AND DRAINAGE EASEMENT 
ALONG THE EAST LOT LINE, 5- FOOT WIDE PUBLIC UTILITY 
EASEMENT ALONG THE SOUTH LOT LINE, A 24-FOOT WIDE CROSS-
ACCESS EASEMENT AT THE NORTHEAST CORNER BORDERING THE 
PROPERTY TO THE NORTH, AND A 150-SQUARE-FOOT TRAFFIC LIGHT 
AND SIDEWALK EASEMENT AT THE SOUTHWEST CORNER OF THE 
SITE. 

 
SECONDED BY COMMISSIONER TOTH.  ROLL CALL: 
 
AYE: MAURER, TOTH, BOYLE, DMYTRYSZYN, JOHNSON, MAJAUSKAS, ROLLINS, 

PATEL, CHAIRMAN RICKARD 
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NAY: NONE 
 
MOTION PASSED.  VOTE:  9-0 
 
FILE 20-PLC-0018: A petition seeking approval of text amendments to articles 3, 5, 6, 7, 10, 14 
and 15 of Chapter 28 (Zoning Ordinance) of the Municipal Code of the Village of Downers Grove., 
Village of Downers Grove, Petitioner. 
 
Planning Manager Zawila explained the text amendments were broken into two categories:  1) 
tattoos and body piercing establishments and 2) minor modifications to the zoning ordinance.  
 
He reviewed the current zoning for tattoo, body-piercing establishments explaining there have been 
challenges to municipal ordinances that prohibit, limit or restrict such establishments, and such 
establishments have argued that such restrictions did not allow freedom of expression.  The courts 
ruled in such businesses’ favor.  Therefore, Manager Zawila said the Village would like to revise 
and update its code to reflect the ruling.  Where prior health concerns had existed prior, tattoo artists 
were now being licensed by the state and had to comply with its requirements.   Staff was seeking 
approval for allowing tattoo and body piercing establishments, by right, in the B1, B2, B3 and the 
M1, M2 zoning districts.   
 
Next, Mr. Zawila addressed the second category of amendments which updated and clarified 
various sections of the Zoning Ordinance.  A summary of the proposed amendments and their 
changes followed, which included changes to the placement of accessory structures in corner yards; 
adding provisions for accessory structures on rooftops; clarifying parking for daycare centers; 
clarifying provisions for driveways and parking pads; adding provisions that reference the 
placement of fences in corner yards; adding provisions for non-conforming accessory structures; 
modifying the definition for floor area; adding corner yards to the setback table and modifying 
permitted obstructions in various yards; clarifying height exception provisions; and adding a 
definition for corner yards.   
 
Mr. Zawila reminded commissioners that the Village’s new code was on-line with new formatting 
and numbering.  He did not receive any public comment on this matter. 
 
Chairman Rickard opened up the meeting to public comment.  None received.  Chairman Rickard 
closed the public hearing.  He entertained a motion.   
 
WITH RESPECT TO FILE 20-PLC-0018, MR. MAURER MADE A MOTION THAT THE 
PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL APPROVAL REGARDING THE PROPOSED AMENDMENTS TO 
ARTICLES 3, 5, 6, 7, 10, 14 AND 15 OF THE ZONING ORDINANCE. 
  
SECONDED BY MS. MAJAUSKAS.  ROLL CALL: 
 
AYE: MAURER, MAJAUSKAS, BOYLE, DMYTRYSZYN, JOHNSON, ROLLINS, PATEL, 

TOTH, CHAIRMAN RICKARD 
NAY: NONE 
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Per Mr. Zawila, a special Plan Commission meeting is tentatively scheduled for October 26, 2020.  
The regularly scheduled meeting would be November 2nd.   
 
THE MEETING WAS ADJOURNED AT 8:52 P.M. ON MOTION BY MR. MAURER, 
SECONDED BY MR. BOYLE.  MOTION CARRIED UNANIMOUSLY BY VOICE VOTE 
OF 9-0. 
 
/s/ Celeste K. Weilandt   
 Recording Secretary 
 (As transcribed by MP-3 audio) 
 



 
VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
OCTOBER 26, 2020 AGENDA 

 
 
SUBJECT:                                              TYPE:                                      SUBMITTED BY: 
 
20-PLC-0019  
5201 Highland Avenue 

 
Special Use for an Assembly and 
Entertainment Use 

 
Jason Zawila, AICP 
Planning Manager 

 
REQUEST 
The petitioner is requesting Special Use approval for an additional theater within an existing building in the 
Downtown Business District, at 5201 Highland Avenue.  

 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 
 

OWNER: 603-635 Rogers, LLC 
 603 Rogers Street 
 Downers Grove, IL 60515 
 
PETITIONER: Tivoli Enterprises, Inc.  
 603 Rogers Street 
 Downers Grove, IL 60515 
   

PROPERTY INFORMATION 
 

EXISTING ZONING: DB, Downtown Business 
EXISTING LAND USE: Theater, hotel, bowling alley and various retail uses 
FUTURE LAND USE: Downtown 
PROPERTY SIZE: 53,324 square feet (1.22 acres)   
PINS:   09-08-124-001,-002 and -020 

 
SURROUNDING ZONING AND LAND USES 

   
 ZONING FUTURE LAND USE 
NORTH: R6, Residential Apartment  Single Family/Multi-Family 
SOUTH: DB, Downtown Business  Downtown  
EAST: DB, Downtown Business  Downtown 
 DT, Downtown Transition  Downtown  
WEST: DB, Downtown Business   Downtown 
  

ANALYSIS  
 
SUBMITTALS 
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This report is based on the following documents, which are on file with the Department of Community 
Development and attached to the staff report as indicated: 
 

1. Application/Petition for Public Hearing 
2. Location Map  
3. Project Summary/Narrative 
4. Elevations 
5. Floor Plan 
6. Special Use Criteria  

 
PROJECT DESCRIPTION 
The petitioner is proposing to construct an additional theater within the existing building at 5201 Highland 
Avenue.  With this new theater, the Tivoli will now have two theaters.  The subject property is located 
directly northeast of the intersection of Highland Avenue and Warren Avenue and is zoned DB, Downtown 
Business District.  Theaters, which are considered Assembly and Entertainment Uses, require a special use 
in the DB, Downtown Business District.  The petitioner is requesting Special Use approval to operate an 
additional theater.  
 
The petitioner is proposing to construct a 32 seat theater, which will be located in an approximate 1,062 
square foot vacant retail space, immediately north of the main entrance to the Tivoli Theater.  The entrance 
to the existing vacant retail space will be removed, with the façade renovated to resemble a commercial 
storefront display, similar to other facades located around the building.  Patrons will be able to access the 
theater from the concession area.  The existing theater is currently 22,701 square feet, with a seating 
capacity of 1,048 seats.  The 64,451 square foot building also contains the following uses: 54 unit hotel, 
4,189 square feet of retail space and a 17,064 square foot bowling alley with 12 lanes.  
 
The site contains one curb cut along Highland Avenue, and three additional curb cuts along Rogers Street. 
As a condition of approval, a curbed landscaped area and storm water connection at the northwest corner 
of the parking lot will be installed. These improvements will need to be completed no later than May 15, 
2021.   
     
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The Comprehensive Plan designates the subject property as a Key Focus Area - Downtown. The downtown 
focus area concepts include:  
 

• Promotion of a variety of uses to facilitate the economic viability of such developments 
• Adherence to the Village’s landscaping and screening requirements for parking lots  
• Utilization of attractive display windows that maintain visual interest and generate foot traffic 
• Coordination of key features including architectural detailing, a mix of land uses, pedestrian-

oriented design, streetwalls and storefronts. 
 

As noted in the Village’s Comprehensive Plan, downtown Downers Grove has been the symbolic heart of 
the community and remains a key focal point for social and civic life.  The downtown area is notable for 
many buildings of historic significance such as the Tivoli Theater, the Main Street Cemetery and the 
Masonic Temple among others.  The installation of an additional theater allows the continued economic 
viability of a critical land use in the downtown.  The additional theater will enhance the Tivoli’s ability to 
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draw people into the downtown, increasing the energy and activity in the downtown while continuing to 
keep the downtown economically sustainable.   
 
As noted above, landscaping and stormwater improvements will be a condition of approval.  The proposed 
landscaping fosters a walkable environment, while improvements to the façade will maintain visual interest 
and generate foot traffic and streetscape vitality. The Comprehensive Plan also states that the downtown 
should be characterized as an environment within which to shop, dine, work and live. The proposed 
development is consistent with the intent of the Comprehensive Plan. 
 
COMPLIANCE WITH THE DOWNTOWN DESIGN GUIDELINES  
This property is in the Downtown Business Zoning District. Exterior improvements associated with 
entitlement projects in this district are recommended to follow design elements outlined in the Downtown 
Business District Design Guidelines.  While minimal improvements will be made to the façade in order to 
main the historic integrity of the theater, the petitioner proposes to meet the Design Guidelines in the 
following manner:  
 

• The original stone and materials around the existing storefront will be maintained.  
• The existing entrance and windows, will be removed and replaced with new storefront windows 

and a continuation of the existing knee wall below the store front. 
• The renovation of the store front will incorporate the use of windows and a display to provide 

interest and activity at the street.  
• Awnings are proposed to create visual interest. 
• The parking lot will introduce landscaping along Highland Ave and Rogers Street, which creates 

friendly sidewalks by separating vehicles from pedestrians.  
• All mechanical equipment will be effectively screened from the public view.   

 
COMPLIANCE WITH THE ZONING ORDINANCE 
Theaters, which are considered Assembly and Entertainment Uses, require a special use in the DB, 
Downtown Business District.  The petitioner is requesting Special Use approval to operate an additional 
theater.   This is an allowable Special Use per Section. 28.5.010 of the Zoning Ordinance.   It should be 
noted that a condition will also be placed on the approval that the two theaters may not exceed the 
occupancy of the main theater (1,048 seats), thus additional parking spaces do not need to be provided.  
Landscaping within the parking lot will also be provided to bring the site further into compliance with the 
Village’s Zoning Ordinance.  
 
TRAFFIC AND CIRCULATION 
This site is currently served by a public sidewalk on Highland Avenue and Rogers Street. The proposed 
second theater will have 32 seats.  The capacity of the main theater will be reduced by 32 seats so that the 
total capacity of both theaters will not exceed 1,048, the current capacity of the main theater.  Because there 
is no net increase in theater capacity, a traffic study was not required.  The proposed use will not have a 
negative impact on the existing parking and traffic patterns in the area.   
 
ENGINEERING/PUBLIC IMPROVEMENTS 
The existing utilities servicing the building are sufficient for the proposed theater.  Parking lot 
improvements will include additional landscaping and the previously stated stormwater connection. This 
site is currently served by a public sidewalk along Highland Avenue and Rogers Street.  
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division has reviewed the proposed plans and determined the proposed building will 
require modifications to existing sprinkler and automatic fire alarm system. 
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NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the property line in addition to posting the 
public hearing sign and publishing a legal notice in Enterprise Newspapers, Inc. (The Bugle).  Staff received 
one inquiry from a resident who inquired about the nature of the project, whom was supportive of the 
project.    
 
STANDARDS OF APPROVAL 
The petitioner is requesting a Special Use for an Assembly and Entertainment Use in the DB, Downtown 
Business District. The review and approval criteria is listed below.   
 
The petitioner has submitted a narrative that attempts to address all the standards of approval.  The Plan 
Commission should consider the petitioner’s documentation, the staff report and the discussion at the Plan 
Commission meeting in determining whether the standards for approval have been met. 
 
Section 28.12.050.H Approval Criteria – Special Uses 
No special use may be recommended for approval or approved unless the respective review or decision-making 
body determines that the proposed special use is constituent with and in substantial compliance with all Village 
Council policies and plans and that the applicant has presented evidence to support each of the following 
conclusions: 
 
(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.  

 
DRAFT MOTION 
 

Staff will provide a recommendation at the October 26, 2020 meeting.  Should the Plan Commission find 
that the request meets the standards of approval for a Special Use, staff has prepared a draft motion that the 
Plan Commission may make for the recommended approval of 20-PLC-0019: 
 
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 Special Use 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-0019, subject to the following conditions: 
 
1. The proposed Special Use request for an assembly and entertainment use shall substantially conform 

to the plans prepared by Studio21 Architects, dated September 3, 2020, attached to this report except 
as such plans may be modified to conform to Village codes, ordinances, and policies. 

2. The buildout shall modify the automatic suppression and an automatic and manual fire alarm system, 
as required by Village Ordinance.  

3. A curbed landscaped area and stormwater connection be provided at the northwest corner of the 
existing parking lot.  These improvements will need to be completed no later than May 15, 2021.   
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4. The capacity of the main theater shall be reduced by the number of seats in the second theater, so that 

the overall capacity of the Tivoli Theater portion of the building is no more than 1,048 people, the 
capacity of the main theater.   

 
Staff Report Approved By: 

 
_____________________________ 
Stanley J. Popovich, AICP 
Director of Community Development 
 
SP:fr 
-att 
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