
VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION 

 
VILLAGE HALL COUNCIL CHAMBERS 

801 BURLINGTON AVENUE 
 

November 4, 2019 
7:00 p.m. 

 
AGENDA 

1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes – October 7, 2019 

4. Public Hearings 

a. 19-PLC-0028: A petition seeking approval for the Right-of-Way 
Vacation of an Alley.  The adjacent properties are zoned R-4, Residential 
Detached House 4.  The subject property is currently zoned M-1, Light 
Manufacturing. The property is located between the properties at 304 
Prairie Avenue, 4736 Florence Avenue and 4740 Florence Avenue, 
Downers Grove, IL (PIN 09-09-101-022, -014, -015) Paul Lagno, 
Petitioner and Village of Downers Grove, Owner. 
 

b. 19-PLC-0030: A petition seeking approval for a Planned Unit 
Development to operate an eating and drinking establishment.  The 
property is currently zoned DB, Downtown Business.  The property is 
located directly northeast of the intersection of Washington Street and 
Warren Avenue, commonly known as 844 Warren Street Avenue, 
Downers Grove, IL (PIN: 09-08-125-004).  Steve Sobkowiak, Oakley 
Home Builders, Petitioner and Roger Andreen, Owner. 

 
c. 19-PLC-0029: A petition seeking approval of text amendments to articles 

5, 6, 7, 10, 11, 12, 14 and 15 of Chapter 28 (Zoning Ordinance) of the 
Municipal Code of the Village of Downers Grove., Village of Downers 
Grove, Petitioner. 
 

5. Adjournment 

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

OCTOBER 7, 2019 
 
CALL TO ORDER: 
 
Chairman Rickard called the October 7, 2019 meeting of the Plan Commission to order 
at 7:00 PM and led in reciting the Pledge of Allegiance.   
 
ROLL CALL: 
 
PRESENT:  Mr. Boyle, Mr. Dmytryszyn, Ms. Gassen, Ms. Johnson, Ms. 

Majauskas, Mr. Maurer, Mr. Patel, Ms. Rollins, Ch. Rickard  
ABSENT: Ex. Officio Members Davenport, Livorsi & Menninga 
A quorum was established. 
 
Ch. Rickard reminded everyone present to silence any electronic devices during the 
meeting, and noted that copies of the Agenda are available on the shelves at either side 
of the Chamber. 
 
STAFF: Jason Zawila, Planning Manager 
  Gabriella Baldassari, Development Planner 
     
VISITORS: Robert Paul, and Michael Cuomo, Automotive LLC, 2300 Wisconsin Ave. 
 
APPROVAL OF MINUTES: Sept. 9, 2019 meeting 
 
Ms. Gassen moved, seconded by Ms. Rollins to approve the minutes for the 
September 9, 2019 meeting.  
 
The Motion to approve the minutes passed by Voice Vote with an abstention by 
Ms. Majauskas due to her absence from the meeting.  
 
Ch. Rickard reviewed the procedures to be followed for the one scheduled public 
hearing, explaining that the Plan Commission is strictly a recommending body. The 
purpose of the meeting is to gather facts, information and testimony on 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. 
 
Meeting procedures are as follows: 
 
The Petitioner will present its case to the Plan Commission, followed by questions to the 
Petitioner by Commission members.  
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The Public will then have an opportunity to make comments before the Commission 
regarding the case under consideration. Chairman Rickard asked that each speaker 
provide his or her name and address for the record.  
 
Following presentations by the Public, a member of the Community Development 
Department will present 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 the case. 
 
Ch. Rickard then asked everyone who intended to speak on the petition before the 
Commission to rise and be sworn in.  
 
 
PUBLIC HEARINGS 
 
19-PLC-0020: A petition seeking Special Use approval to operate a personal 
vehicle repair and maintenance business. The property is currently zoned M-1, 
Light Manufacturing. The property is located on the north side of Wisconsin 
Avenue, approximately 500 feet west of Belmont Road, commonly known as 2300 
Wisconsin Avenue, Unit 318, Downers Grove, IL (PIN 08-12-407-006). Robert D. 
Paul, Jr., Petitioner and MacNeil Real Estate Holdings, Owner. 
 
Petitioner’s Presentation: 
 
Mr. Robert Paul of 74107 Seminole Court, Woodridge, IL and Michael Cuomo of 1260 
Andrews Avenue, Downers Grove, IL introduced themselves as petitioners. Mr. Paul 
said they are starting a small boutique-type repair shop at 2300 Wisconsin Avenue, 
Suite 318. It is a personal repair facility for high-end cars, particularly German cars. It 
provides an alternative to pricey vehicle service. He said that they have always wanted 
to have such a business in Downers Grove. He said all work will be performed indoors, 
and the facility will be kept secure. Vehicles will be stored overnight for security reasons 
and business will be conducted by appointment only. There are no foreseeable events 
that would effect public safety and health of surrounding people. It is anticipated to be a 
small shop with three spaces for cars.  
 
Ms. Majauskas asked how they would get their business. Mr. Paul replied through 
general advertising and people they know in the car industry. His father owned a shop 
in Bridgeview and there is an existing client base from that business. He further 
responded regarding disposal of oil and fluids, saying that they work with a company 
that picks up disposal barrels of the fluids.  
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Mr. Paul further stated that they would not have any tires or inventory on the premises, 
and that most deliveries would be small scale. They have three spots leased outside of 
the building for deliveries of customers. Their general plan is to keep one day for oil 
changes, and another day for other services. They don’t anticipate a lot of traffic 
entering or leaving the premises. Regarding the three stacked cars, Mr. Paul said they 
would be in the shop. 
 
Ch. Rickard called upon the public to make any comments regarding this petition at this 
time. There were no comments from the public. 
 
Staff’s Presentation: 
 
Ms. Baldassari, Development Planner with the Village, said that the property is located 
north of Wisconsin and west of Belmont. Staff has applied conditions of approval with 
this site which are consistent with other vehicle uses at the 2300 Wisconsin location and 
Staff finds that the petition complies with the Special Use criteria and therefore 
recommends that the Plan Commission provide a positive recommendation to the 
Village Council to approve this special use for personal vehicle repair and maintenance 
at 2300 Wisconsin Avenue, Unit 318 subject to the recommended conditions for 
approval.  
 
In response to Ms. Gassen’s inquiry, Ms. Baldassari stated that the conditions of 
approval are consistent with conditions placed on other vehicle establishments and are 
included as a means of maintaining continuity for service businesses of this type.  
 
It was noted that a similar petition to this was approved within the last year. Staff noted 
that this was the fourth similar petition within the last 18 months.  
 
Ms. Majauskas asked if the type of business requires the Special Use, and Mr. Zawila 
stated it relates to the type of business in an M-1 District. A question was raised as to 
the number of parking spots. Ms. Baldassari responded that with two service bays, the 
petitioner is required to have six parking spaces. The site will be able to accommodate 
the six required spaces from the 150 parking spaces currently located at the site.  
 
Ms. Gassen said this appears to be a good use for the site.   
 
Ms. Majauskas said her concern is that the parking spaces are not restricted to the 
particular business use. Mr. Zawila said there are restricted spaces provided for  
specific tenants or users. More of the parking concerns have to do with the south side of 
the development near Alter Brewing.  
 
Mr. Paul said that there would be no issue with test drives. He thanked the Commission.  
 
There being no further discussion, Ch. Rickard closed the opportunity for further public 
comment. 
 
Commission Deliberation: 
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Ch. Rickard asked if the Commissioners had any comments regarding this proposal. 
It was recognized by the Commission that this is an allowed Special Use, and is 
permitted by the Village. A Commissioner noted he is happy to see this become a 
destination for car enthusiasts. 
 
Ms. Gassen stated that based on the petitioner’s submittal, the Staff report, and 
the testimony presented, she finds 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 moves that the Plan 
Commission recommend to the Village Council approval of 19-PLC-0025, subject 
to the following conditions: 
 1. The Special Use shall substantially conform to the Staff report, plans 
and documents attached to this report except as such plans may be modified to 
conform to the Village codes and ordinances; 
 2. All test-drives are limited to arterial streets as defined by the 
Comprehensive Plan. Arterial streets include: Ogden Avenue, Belmont Road, 
Warren Avenue and Main Street; 
 3. The use is allowed a maximum of two total service bays.  
Motion seconded by Commissioner Maurer. 
AYES: Gassen, Maurer, Boyle, Dmytryszyn, Johnson, Majauskas, Patel,  
  Rollins, Ch. Rickard 
NAYS: None 
The Motion passed unanimously  
 
Mr. Zawila introduced new Commissioners, Mr. Dmytryszyn and Mr. Patel.  He then 
provided updates on previous Plan Commission cases, noting there were two petitions 
for next month’s meeting.  
 
There being no further discussion, Ch. Rickard called for a Motion to adjourn. 
 
Ms. Gassen moved to adjourn the meeting, seconded by Ms. Johnson. 
The Motion carried unanimously by voice vote. 
 
Ch. Rickard adjourned the meeting at 7:26 PM. 
 
Respectfully submitted, 
 
Tonie Harrington, 
Recording Secretary   
(transcribed from mp3 recording) 



VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

NOVEMBER 4TH, 2019 AGENDA 
 

 
SUBJECT:                                              TYPE:                                      SUBMITTED BY: 
19-PLC-0028 
304 Prairie Avenue, 4736 Florence 
Avenue and 4740 Florence Avenue 

 
 
Alley Vacation 

 
Jason R. Zawila, AICP 
Planning Manager 

 
REQUEST 
The petitioner is requesting vacation of a 16-foot wide by 104-foot deep alley immediately adjacent to and 
between the properties at 304 Prairie Avenue, 4736 Florence Avenue and 4740 Florence Avenue. 
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 
 

OWNER: Village of Downers Grove 
 801 Burlington Road 
 Downers Grove, IL 60515  
 
APPLICANT: Paul Lagno 
 304 Prairie Avenue    
 Downers Grove, IL 60515 
   

PROPERTY INFORMATION 
 

EXISTING ZONING: R-4, Residential Detached House 4 (adjacent properties) 
EXISTING LAND USE: Improved Right-of-Way (gravel)  
PROPERTY SIZE: 1,664 square feet  
PINS:   09-09-101-022, -014, -15 (adjacent properties) 
   

 
SURROUNDING ZONING AND LAND USES 

  ZONING    FUTURE LAND USE 
NORTH: R-4, Residential Detached House 4    Single Family Detached 
SOUTH: R-4, Residential Detached House 4    Single Family Detached   
EAST: R-4, Residential Detached House 4    Single Family Detached 
WEST: R-4, Residential Detached House 4    Single Family Detached 
 
 

ANALYSIS 
 
SUBMITTALS 
This report is based on the following documents, which are on file with the Department of Community 
Development: 
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1. Application/Petition for Public Hearing 
2. Project Narrative 
3. Plats of Survey 
4. Plat of Easement/Vacation 

 
PROJECT DESCRIPTION 
The applicant is requesting that the Village vacate the 16-foot wide by 104-foot deep alley immediately 
adjacent to and between the properties at 304 Prairie Avenue, 4736 Florence Avenue and 4740 Florence 
Avenue.  A section of the alley has been historically used by 304 Prairie Avenue for access to their 
garage.   
 
On September 11, 2019 the applicant was found constructing a driveway in the Village public right-of-
way and on private property without receiving the required permits.  The inspection discovered that a 
concrete driveway measuring approximately 1,000 square feet on the public right-of-way and a concrete 
driveway measuring approximately 1,000 square feet on private property was constructed without a 
permit.  Work was immediately stopped and the applicant was offered two options: (1) submit an 
application for an alley vacation and permit for the private driveway improvements or (2) remove the 
concrete driveway and submit for all required permits on private and public property.   The applicant has 
chosen to apply for the alley vacation.   
 
The portion of the alley proposed for vacation runs north-south from Prairie Avenue, to approximately 7 
feet south of the alley that runs east-west, immediately north 304 Prairie Avenue.  If the alley vacation is 
approved, the applicant plans to move forward with completing construction of a concrete driveway that 
will be required to meet all Village codes and requirements.    
 
Written consent was received from the two abutting property owners. The owners of 4736 Florence Avenue 
have provided written consent, subject to purchasing a 16 foot by 30 foot portion of the alley that abuts their 
property. The owners of 4740 Florence has also provided written consent and are not interested in purchasing 
the portion of the alley that abuts their property.  The applicant and owner of 304 Prairie Avenue will 
purchase the remaining portion of the alley as depicted in the attached vacation plat.     
 
The table below summarizes the estimated fair market value of the entire alley to be vacated: 

Land Value 
per Acre 

Sq.Ft. of 
Alley to 

be 
Vacated 

Estimated 
Value 

Encumbered 
Value 

304  
Prairie 
Avenue 

4736 
Florence 
Avenue 

4740 
Florence 
Avenue 

$545,000  1,664.00 $20,819.10  $6,870.30  $4,888.49 $1,981.82  $0  
 
Per the Village’s Right-of-Way Vacation Policy (Resolution #2003-58), staff contacted the utility 
companies, outside public agencies and other Village departments to determine if any rights to the public 
right-of-way should be retained.  The utility providers and the Village do not object to the vacation of the 
right-of-way as long as a public drainage, utility and access easement is retained along the entire width 
and length of the alley.  The easement will provide adequate space for any future utility needs.   
 
As such, the easement will restrict any construction within the vacated right-of-way except for a driveway 
or fence. The petitioner has been informed of this requirement and submitted a plat of vacation that 
includes the required easements. 
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COMPLIANCE WITH THE COMPREHENSIVE PLAN 
According to the Future Land Use Plan, the neighboring properties and all surrounding properties are 
designated as Single Family Residential.  The vacation of this alley would not alter the future uses of the 
surrounding properties, and the Village will retain a permanent easement.  
 
The Residential Area Plan notes that the Village should continue to ensure that quality housing stock 
remains a staple of the community, and modernization of the existing housing stock is one way to achieve 
this. The vacation of the alley will provide more flexibility for future development.  
 
COMPLIANCE WITH ZONING ORDINANCE 
All of the surrounding properties are zoned R-4, Residential Detached House 4.  The portion of the alley 
being vacated will be split between the adjacent properties and zoned R-4, Residential Detached House 4. 
 
As noted above, the applicant will proceed with construction of a concrete driveway, if the vacation 
request is approved.  Because an easement is required on the entire alley, no new buildings or structures, 
other than a driveway or fence, could be constructed on the vacated alley.   
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Department has reviewed the plans for the vacation and noted no objections to the vacation of 
the right-of-way.  The alley vacation will have no impact on emergency services.   
 
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 the legal notice in the Enterprise Newspapers, Inc. (The Bugle).     
At this time, no public comments have been received. 
 
FINDINGS OF FACT 
Compliance with the Procedure to be followed in the Vacation of Streets, Alleys, and Public Rights-of-
Way (Resolution #2003-58) 
The Village’s alley vacation policy asks the following questions when it comes to determining if an alley can 
be vacated.  These questions are listed below: 
 

1. Is there written consent of at least two property owners who abut the proposed parcel to be vacated? 
 

2. Whether the Parcel or portion thereof, is no longer necessary for public use and whether the public 
interest will be served by such vacation request.    

 
3. Whether the Parcel or portion thereof, should be vacated and whether public utility easements and 
any ingress-egress easements are to be maintained.   

 
4. The amount and type of compensation, if any, to be required as a condition to the effectiveness of 
the vacation of the parcel. 

 
DRAFT MOTION 

 
Staff will provide a recommendation at the November 4, 2019 meeting.  Should the Plan Commission 
find that the request complies with the alley vacation policy, staff has prepared a draft motion that the 
Plan Commission may make for approval of 19-PLC-0028:  
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Based on the petitioner’s submittal, the staff report, and the testimony presented, the proposed alley 
vacation complies with the alley vacation policy of the Village and is in the public interest. Therefore, I 
move that the Plan Commission recommend that Village Council approve 19-PLC-0028. Subject to the 
following conditions:  
 

1. The vacation shall substantially conform to the staff report dated November 4, 2019. 
2. Prior to final Village Council consideration, a Mylar copy of the Final Plat of Vacation shall be 

provided indicating a 16-foot public drainage, utility and utility access easement along the entire 
length and width of the alley to be vacated.  

3. No additional improvements proposed to the driveway may be placed until a permit has been 
reviewed and approved by the Village.     

4. The driveway, approach and all improvements made to proposed vacated portion of the right-of-
way, shall be improved to meet all Village Code requirements.  

5. Prior to execution of the plat, the petitioners shall pay the Village a total of $6,870.30. 
 
Staff Report Approved By: 
 

 
__________________________ 
Stanley J. Popovich, AICP 
Director of Community Development 
 
 















 
VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
NOVEMBER 4, 2019 AGENDA 

 
 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 
 
 
19-PLC-0030 
844 Warren Avenue 

 
 
Planned Unit Development 

 
 
Flora Ramirez  
Planner 

 
REQUEST 
The petitioner is requesting approval for a Planned Unit Development and accompanying rezoning to construct a 
restaurant with a year-round outdoor dining area at 844 Warren Avenue. 
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 

  
OWNER: Roger Andreen 
  844 Warren Avenue  
  Downers Grove, IL 60515 
 
PETITIONER: Steve Sobkowiak 
 Oakley Home Builders 
 5216 Main Street, Unit A 
 Downers Grove, IL 60515  

PROPERTY INFORMATION 
 

EXISTING ZONING: DB, Downtown Business 
EXISTING LAND USE: Vacant Personal Vehicle Repair and Maintenance Facility 
PROPERTY SIZE: 13,210 sq. ft. (.303 acres)  
PINS: 09-08-125-004 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
NORTH: DT, Downtown Transition   Downtown 
SOUTH: DT, Downtown Transition  Downtown 
EAST: DB, Downtown Business   Downtown  
WEST: DB, Downtown Business   Downtown  
    
 
 

 
ANALYSIS 

 
SUBMITTALS 
This report is based on the following documents, which are on file with the Department of Community 
Development: 

1. Project Narrative  
2. Planned Unit Development Criteria 
3. Plat of Survey 
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4. Architectural Plans 
5. Engineering Plans 
6. Landscape Plan 
7. Parking Impact Study 

 
PROJECT DESCRIPTION 
The petitioner is seeking a Planned Unit Development to operate a restaurant with a year-round outdoor 
dining area at 844 Warren Avenue. The property is located at the northeast corner of Washington Street 
and Warren Avenue and is zoned DB – Downtown Business. A restaurant is permitted by right in the DB 
zoning district per Section 5.010 of the Zoning Ordinance. However, the petitioner is requesting a Planned 
Unit Development and the accompanying rezoning to address the unique components of the project, 
including the year-round outdoor dining area.  
 
The existing building, a former personal vehicle repair and maintenance facility, sits on the northern section 
of the parcel. The petitioner is proposing to improve the property by adding 4,065 square feet to the existing 
2,340 square-foot single story building footprint. Both building facades will be composed of stucco, brick 
veneer, steel, and glass. Indoor seating will be provided along with four golf simulator modules. The 
primary building façade will be entirely surrounded by a year-round outdoor seating area and designated 
space for game areas. The proposal includes removal of all onsite parking to accommodate the outdoor 
seating area.  The existing two curb cuts, one on Warren Avenue and one on Washington Street, will be 
removed. Immediately southeast of the building there is one screened trash enclosure area.  
 
The petitioner is proposing landscaping around the perimeter of the site, in conformance with the Village 
requirements.  Landscaping is provided along the west and southern property lines using a mix of planter 
boxes, shrubs and grasses. The northern property line includes an 8-foot solid fence. Additionally, the 
existing retaining wall along the norther property line will be extended along the full length of the northern, 
western, and southern property line.  The outdoor open space area will be covered by artificial turf grass.  
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
 
The Comprehensive Plan designates the subject property as part of a Key Focus Area – Downtown. The 
development is proposed just northeast of the Main Street Metra station, which is identified by the 
Comprehensive plan as an anchor for downtown.  
 
The downtown focus area concepts include:  

• Redevelopment of non-pedestrian oriented businesses 
• Development that is pedestrian-oriented 
• Encouragement of outdoor seating areas for restaurants and entertainment 
• Promotion of diverse mix of uses including dining and entertainment uses 
• Consolidation and reduction of curb cuts  
• Promotion and encouragement of shared parking arrangements and facilities, wherever feasible, to 

minimize the land area within downtown dedicated to parking 
• Provided detailed parking study in downtown when redevelopment occurs 

 
The proposed development redevelops a site at the northeast entrance to the downtown and provides a 
pedestrian-oriented development. The Compressive Plan states that the downtown should be characterized 
as an environment within which to shop, dine, work and live. This proposal has the potential to encourage 
visitors to make several stops by parking in the Village’s public parking facilities during a trip to the 
downtown.  Additionally, the proposal could potentially encourage commuters to stay in the downtown 
longer.  The proposed development is consistent with the intent of the Comprehensive Plan. 
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COMPLIANCE WITH THE DOWNTOWN DESIGN GUIDELINES  
 
This property is in the Downtown Business Zoning District. Exterior improvements proposed in this district 
are recommended to follow design elements outlined in the Downtown Business District Design 
Guidelines. The petitioner proposed to meet the Design Guidelines in the following manner:  
 

• The proposed construction will contain high-quality building materials that differentiate the base, 
middle, and top of the building.  

• The original brick and stucco will be maintained and painted. While the building addition will 
utilize both brick and stucco to complement the existing façade. 

• The proposed outdoor café will contribute to the continuation of the street wall.  
• The majority of both facades incorporates the use of windows to provide interest and activity at the 

street.  
• Both entries are clearly differentiated from the rest of the building using brick piers and lanterns. 
• The building addition will incorporate a cornice to create visual interest.  

 
The site design layout proposed to establish a streetwall to promote a vibrant pedestrian environment. By 
removing the parking lot the streetwall is re-established. All mechanical equipment will be effectively 
screened from the public view.   
 
COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned DB, Downtown Business.  The eating and drinking establishment business is a 
permitted use in the Downtown Business Zoning District. The bulk requirements of the proposed 
development in the Downtown Business Zoning District are summarized in the following table:  
 

1225 Warren Avenue Downtown Business 
Bulk Requirements Proposed 

Street Setback – West property line 0-10 feet minimum 26.9 feet 

Street Setback – South property line 0-10 feet minimum 29.7 feet 

Side Setback – East property line 0 feet 4.1 feet 

Side Setback – North property line 0 feet 0.7 feet 

Building Coverage N/A 55.3%             
(7,305 sq. ft.) 

Minimum Open Space N/A 43.13% 
(5,698 sq. ft.) 

Building Height Minimum Building Height of 32 feet 14.92 feet 

Build to Zone – Washington Street 30 percent 0 percent 

Build to Zone – Warren Avenue 80 percent 0 percent 
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The following proposed improvements require relief from the Zoning Ordinance:  
 

Improvement Relief Request Petitioner’s Rationale 
Build-to-Zone 
(BTZ)  
(Warren Avenue) 

Requirement: 
Percent of Building in 
Primary Street BTZ:  
80 Percent  
 
Proposed: 0 Percent 

Redevelopment of the existing building, located on the far 
northeast corner of the property, coupled with the unique 
outdoor dining experience impedes the development of this site 
to meet the BTZ requirements.  

Build-to-Zone 
(Washington 
Street) 

Requirement: 
Percent of Building in 
Secondary Street BTZ: 30 
 
Proposed Setback: 0 % 

Redevelopment of the existing building, located on the far 
northeast corner of the property, coupled with the unique 
outdoor dining experience impedes the development of this site 
to meet the BTZ requirements. 

Build-to-Zone 
(Corner Lots) 

Requirement: On corner 
lots, the building’s façade 
must be within the required 
build-to zone for the first 
25 feet extending from the 
intersection of the two 
rights-of way.  
 
Proposed: 0 Feet 

Redevelopment of the existing building, located on the far 
northeast corner of the property, coupled with the unique 
outdoor dining experience impedes the development of this site 
to meet the BTZ requirements. 

Height  Requirement: 32 Feet 
minimum   
 
Proposed Height: 14.92 
Feet 

The currently vacant site was formerly used as a vehicle repair 
shop and there is some environmental contamination on the 
site.  The property was issued a No Further Remediation (NFR) 
letter from the Illinois Environmental Protection Agency 
(IEPA). The NFR letter placed land use limitations on this site 
to industrial and commercial uses only. For this reason a 
mixed-use development with a residential component, that 
would meet the minimum height requirements, is not an option.  

Refuse Container  Requirement: Permitted in 
side and rear yards.  
 
Proposed Yard: Street 

Based on the existing location of the building, proposed 
addition location, and the need for an egress path along the side 
and rear of the building the proposed location for the enclosure 
is the only available location. 

Fencing  Requirement: 8-Foot Open 
Design Fence Permitted in 
street yards. 
 
Proposed Design: Solid 
fencing in street yard. 

With the location of the outdoor patio, the petitioner desires to 
add screening to create privacy fence along the north lot line 
for customers and existing residents on the property to the 
north.  

Yard Features Requirements: Permitted in 
side and rear yards.  
 
Proposed Yard: Street 

The unique outdoor dining concept and existing location of the 
building places all available open space in the street yard. In 
order to program the outdoor space relief is required.   

Fire Pits Requirements: Permitted in 
side and rear yards.  
 
Proposed Yard: Street 

The unique outdoor dining concept and existing location of the 
building places all available open space in the street yard. In 
order to program the outdoor space relief is required.   

Year Round 
Outdoor Seating 

Permitted: Between March 
15 and November 15 
 
Proposed: Year-round 

To maximize on the unique outdoor dining concept and design 
layout requires the availability of year-round outdoor dining is 
required.  

 
Regarding parking, the subject property and proposed use do not require minimum off-street parking. 
However, per the recommendation provided in the Comprehensive Plan, a parking demand study was 
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included with the petitioner submittal, further summarized below.  All exterior lighting will be required to 
meet the Village’s lighting regulations. No additional signage is requested as part of the zoning request.  
 
ENGINEERING/PUBLIC IMPROVEMENTS 
The site is currently served by a public sidewalk along both Warren Avenue and Washington Street. There 
are two existing curb cuts each on Warren Avenue and Washington Street. As noted previously, both curb 
cuts will be removed and the approaches will be returned to green space. The sidewalks are proposed to be 
extended through the existing aprons. As required, by the Village the entire sidewalk along Washington 
Street shall be repaired due to its poor condition and noncompliance with the Illinois Accessibility Code. 
Water and sanitary sewer service lines are located within both Warren Avenue and Washington Street and 
will serve the development. The petitioner will be installing a new storm sewer along the southwest section 
of the property to accommodate for site improvements. Based on the required environmental mitigation of 
the site, the proposal will meet the concrete/asphalt barrier requirements below grade in some areas of 
subject site. All improvements shall meet the Stormwater and Floodplain Ordinance.  
 
PARKING  
A parking demand study for the proposed development was completed by the petitioner.  The study 
examined the peak parking demand and the available parking in downtown parking lots near the site, using 
information from the applicant’s planned operations and preliminary data from the Village’s ongoing 
downtown parking study.  The study also accounted for a reduction in minimum parking requirements by 
considering this development’s proximity to a transit oriented district, walkability and car sharing.   
 
The parking study demonstrates for the peak period (weekday evening and weekend) there is sufficient 
parking available in the three nearest public parking lots.  During the lunchtime weekday time period, it 
was identified that the available parking for the three nearest parking lots can mostly accommodate the 
projected demand and that the applicant has noted that they do anticipate parking demand can be 
accommodated, based on their proposed business model.   If needed, the operator plans to provide valet 
parking to handle lunchtime parking demand, similar to other restaurants in the downtown business district.     
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division reviewed the proposed development and determined that sufficient access to 
the site is provided for emergency vehicles. The existing building and new addition will need a complete 
fire alarm and fire sprinkler system. Additionally, the building permit will need to show how the retractable 
roof will be protected by fire sprinklers.  
 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the property in addition to posting public 
hearing notice signs and publishing the legal notice in the Enterprise Newspaper, Inc. (The Bugle).  One 
resident requested information regarding the outdoor seating layout and future restaurant ownership.  A 
copy of the full agenda packet was provided to them via email.  
 
As required by the Zoning Ordinance, the petitioner held a neighborhood meeting on October 21, 2019.  
The public asked questions about the proposed development.  The applicant responded to each of these 
topics during the meeting and has provided a summary of the meeting that is attached.   
 
STANDARDS OF APPROVAL 
The petitioner is requesting a Planned Unit Development approval and accompanying rezoning to construct 
a new restaurant with a year-round outdoor dining area.   The review and approval criterion for each request 
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 
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Commission meeting in determining whether the standards for approval have been met. 
 
Section 28.12.040.C.6 Review and Approval Criteria 
The decision to amend the zoning map to approve a PUD development plan and to establish a PUD overlay 
district are matters of legislative discretion that are not controlled by any single standard. In making 
recommendations and decisions regarding approval of planned unit developments, review and decision‐
making bodies must consider at least the following factors: 

a. The zoning map amendment review and approval criteria of Sec. 12.030.I.  
b. Whether the proposed PUD development plan and map amendment would be consistent with the 

comprehensive plan and any other adopted plans for the subject area. 
c. Whether PUD development plan complies with the PUD overlay district provisions of Sec. 4.030. 
d. Whether the proposed development will result in public benefits that are greater than or at least equal 

to those that would have resulted from development under conventional zoning regulations. 
e. Whether appropriate terms and conditions have been imposed on the approval to protect the interests 

of surrounding property owners and residents, existing and future residents of the PUD and the 
general public.  
 

Section 28.12.030.I. Zoning Map Amendment Review and Approval Criteria 
The decision to amend the zoning map is a matter of legislative discretion that is not controlled by any 
single standard.  In making recommendations and decisions about zoning map amendments, review and 
decision-making bodies must consider at least the following factors: 

1. The existing use and zoning of nearby property. 
2. The extent to which the particular zoning restrictions affect property values. 
3. The extent to which any diminution in property value is offset by an increase in the public health, 

safety and welfare. 
4. The suitability of the subject property for the zoned purposes. 
5. The length of time that the subject property has been vacant as zoned, considering the context of 

land development in the vicinity. 
6. The value to the community of the proposed use. 
7. The comprehensive plan. 

 
 

DRAFT MOTION 
 

Staff will provide a recommendation at the November 4, 2019 meeting.  Should the Plan Commission find 
that the request meets the standards of approval for a Planned Unit Development, staff has prepared a draft 
motion that the Plan Commission may make for the recommended approval of 19-PLC-0030: 
 
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 and accompanying rezoning 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 19-PLC-0030, subject to the following 
conditions: 
 

1. The Planned Unit Development and Rezoning shall substantially conform to the staff report; 
architectural and landscape drawings prepared by Oakley Home Builders dated September 6, 2019, 
and last revised on October 10, 2019 and engineering drawings prepared by Gabriel Group, Inc. 
September 6, 2019 and last revised on September 30, 2019, except as such plans may be modified 
to conform to the Village codes and ordinances. 

2. The building shall be equipped with an automatic suppression system and an automatic and manual 
fire alarm system. 
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3. Outdoor seating is permitted year round as shown in the attached drawings.  
 
 Staff Report Approved By: 

 
Stanley J. Popovich, AICP 
Director of Community Development  
 
-att 
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145 Commerce Drive, Suite A, Grayslake, IL 60030 | 847.223.4804

Memorandum

TO: Mr. Steve Sobkowiak
Oakley Home Builders, Inc.

FROM: Stephen B. Corcoran, P.E., PTOE
Director of Traffic Engineering

DATE: October 28, 2019

RE: Parking Demand Study
Restaurant/Golf
844 Warren Avenue
Plainfield, Illinois

This memorandum analyzes the parking demand for the redevelopment of 844 Warren Avenue from an
auto repair shop into a restaurant with indoor golf in Downtown Downers Grove, Illinois. The purpose of this
study is to determine if enough parking is available in the area.

Redevelopment Plan

The redevelopment site is located at 844 Warren Avenue on the north side of the street east of Washington
Street. It is in the northeastern part of the Downers Grove Downtown District with the commuter parking
and railroad tracks to the south, businesses to the east and west, and residential uses to the north.

An auto repair shop occupies the site (2,265 square feet) with 13 parking spaces and an access on Warren
Avenue and one on Washington Street.

The restaurant will expand the building to 3,980 square feet and include an outdoor patio covering 2,450
square feet. Four bays within the building are for golf simulation games. Seating will be provided for 212
persons as follows:

 Inside Seating – 30 seats
 Covered Patio – 108 seats
 Golf Simulation – 24 seats
 Outdoor Seating – 50 seats
 Total Seats – 212 seats

Downers Grove Parking Requirement

The Village staff has determined that 78 parking spaces would be required if this restaurant was located
outside the downtown area. Given its location in the downtown area and nearby public parking, the need
for parking is minimized.

National Parking Data

National parking data for restaurants was reviewed to estimate the parking demand for the site. The Institute
of Transportation of Engineers’ publication Parking Generation, 5th Edition provides parking survey data on
quality restaurants (Land Use Code 931). Based on the 212 seats (indoor and outdoor), the peak parking
demand would be 110 spaces in the evening at a typical non-downtown location. At lunch time, the parking
demand would be 75% of evening peak or 83 vehicles including employees.

Surveys of Downers Grove pedestrians, as part of the 2011 downtown parking study, indicated that only
53.2% of them drove and parked. The remaining pedestrians walked, took public transportation, biked, or
shared a ride. Applying that ratio to the ITE data would result in a lunchtime demand of 44 vehicles and 59
vehicles in the evening/weekend.
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Downers Grove Downtown Parking Study

Village staff provided preliminary results of an ongoing parking study conducted in 2019 of public parking
lots near the site including Lot F across the street from the site, 12 hour on-street parking to the east of Lot
F, and Lot L south across the tracks. Among the three lots, there are 171 spaces. Occupancy counts at
each lot are shown on Table 1. In the evening and on the weekends, there are 133 to 155 spaces available
in the lots. On a weekday during the day, only 32 spaces are available.

Table 1
Available Parking Spaces

Lot
Total

Spaces

Weekday Weekend

Daytime Evening Daytime Evening

F 40 15 35 30 33

12 hr
East of F

43 2 28 43 41

Lot L 88 15 70 63 85

Totals 171 32 133 136 158

Proposed
Demand

- 44 59 59 59

Analysis

Based on the Village requirement of 78 spaces and the estimated demand estimate of 59 vehicles, there is
sufficient parking available near the site to accommodate the requirements during the evenings and
weekends. During lunchtime, the 32 available parking spaces will meet most of the projected demand. On
days when the weather would prevent the outdoor seating from opening 158 of the 212 seats, lunchtime
parking could be accommodated. If needed, the operator could provide valet parking to handle the lunch
time parking demand.

It should also be noted that the projections provided by the restaurant operator show a lower demand with
40-50 persons during weekday lunch resulting in a demand of 17 to 25 vehicles which can be
accommodated.
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