
 
 
 

VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION 

 
VILLAGE HALL COUNCIL CHAMBERS 

801 BURLINGTON AVENUE 
 

February 01, 2016 
7:00 p.m. 

 
AGENDA 

 
1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes –December 07, 2015  

4. Public Hearings 

a. 16-PLC-0001 A petition seeking approval of a Special Use to permit sports 
and personal training.  The property is currently zoned M-1, Light 
Manufacturing.  The subject property is located on Thatcher Road, south of 
Hitchcock Avenue and west of Walnut Avenue, commonly known as 5221 
Thatcher Road, Downers Grove, IL (08-11-408-019).  Jim Wnek and Jeff 
Jourdan, Core 1 Inc., Petitioners, and Michael Androwich of Midwest 
Industrial Funds, Agent of the Owner. 

b. 16-PLC-0002:  A petition seeking approval for a Zoning Ordinance Map 
Amendment to rezone the property from R-1, Residential Detached House 
1, to R-4, Residential Detached House 4. The property is currently zoned 
R-1, Residential Detached House 1.  The property is located on a vacant 
parcel on the east side of Francisco Avenue between Haddow and 
Burlington Avenue, Downers Grove, IL.  The property is located 
approximately 240 feet south of Haddow and 265 feet north of Burlington, 
commonly known as 4935 Francisco Avenue, Downers Grove, IL (08-12-
110-008). Greenscapes Homes LLC, Petitioner and Paul Geralds, Owner.  

c. 16-PLC-0003:  A petition seeking approval for a Zoning Ordinance Map 
Amendment to rezone the property from R-1, Residential Detached House 



1, to R-4, Residential Detached House 4. The property is currently zoned 
R-1, Residential Detached House 1.  The property is located on the east side 
of Cross Street between Prairie and Haddow Avenue, commonly known as 
4825 Cross Street, Downers Grove, IL (08-12-105-043 & -035). 
Greenscapes Homes LLC, Petitioner and Owner. 

d. 16-PLC-0004: A petition seeking approval for a Zoning Ordinance Map 
Amendment to rezone the property from R-1, Residential Detached House 
1, to R-4, Residential Detached House 4. The property is currently zoned 
R-1, Residential Detached House 1.  The property is located on two vacant 
parcels on the east side of Drendel Road north of Burlington Avenue by 
approximately 186 feet, commonly known as 4915 Drendel Road, Downers 
Grove, IL (08-12-108-013 & -014). Greenscapes Homes LLC, Petitioner 
and Paul Geralds, Owner. 

5. Adjournment 

THIS TENTATIVE REGULAR AGENDA MAY BE SUBJECT TO CHANGE 
 



DRAFT 

PLAN COMMISSION   DECEMBER 2, 2015 1 

VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION MEETING 

PUBLIC HEARING 
  

DECEMBER 7, 2015, 7:00 P.M. 
 
 
Chairman Rickard called the December 7, 2015 meeting of the Downers Grove Plan Commission to 
order at 7:03 p.m. and led the Plan Commissioners and public in the recital of the Pledge of 
Allegiance.   
 
ROLL CALL:  
 
PRESENT: Chairman Rickard, Mr. Cozzo, Mr. Cronin, Ms. Hogstrom, Mr. Quirk, Mr. Thoman  
 
ABSENT:   Ms. Rabatah and ex-officios Ms. Lupesco, Mr. McAdam, Mr. Menninga 
 
STAFF:  Community Development Senior Planner Rebecca Leitschuh 
 
VISITORS: Mr. Chris Hayden, 1219 60th Pl., Downers Grove; Scott and Stacy Kulat, 

1250 Wallen Pl., Downers Grove; Ms. Lisa Olmstread, 5936 Carpenter St., Downers 
Grove; Applicants Charles Sebaski and Carla Harrison, 6115 Middaugh, Downers 
Grove 

 
APPROVAL OF NOVEMBER 2, 2015 MINUTES 
 
MINUTES OF THE NOVEMBER 2, 2015 MEETING WERE APPROVED ON MOTION BY 
MR. THOMAN.  SECONDED BY MR. COZZO.  MOTION CARRIED BY VOICE VOTE 
OF 6-0.   
 
PUBLIC HEARINGS:   
 
Chairman Rickard explained the protocol for the public hearings and swore in those individuals that 
would be speaking on the petitions listed below.   
 
FILE 15-PLC-0045:  A petition seeking approval of a Final Plat of Subdivision with exceptions in 
order to create two new residential lots from the existing property. The petitioner is also requesting 
a Zoning Map Amendment to rezone the property from R-1, Residential Detached House 1 to R-3, 
Residential Detached House 3. The property is located on the east side of Middaugh Avenue, 
approximately 250 feet south of 60th Place, commonly known as 6035 Middaugh Avenue, Downers 
Grove, IL (PIN 09-18-408- 023). Charles Sebaski, Petitioner and Owner. 
 
Senior Planner Rebecca Leitschuh explained the differences between the two lots being created, i.e., 
one being R-1 zoning and the other being R-3 zoning, each with different bulk standards.  A final 
plat of subdivision was also being requested with an exception from curb and gutters.  The two 
proposed lot widths would be 75.16 feet each by approximately 292 feet long.  Currently, a single- 
family home sat on the parcel and no current curb or gutters existed.  Ms. Leitschuh pointed out the 
nearby R-1 and R-3 zoned lots.   
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A survey of the lot’s existing conditions as well as floodplain figures followed, with Ms. Leitschuh 
noting that the request for the two lots had to meet FEMA’s requirements as well as the Village’s 
best management practices (BMPs) for stormwater and water quality.   Bulk standards for R-1 
zoning as compared to R-3 zoning were reviewed in more detail as well as utility easements.   
 
Ms. Leitschuh confirmed the proposal met with the village’s Comprehensive Plan, meeting the 
modified grid plan. She added that the parkway trees would be installed by the Village after the 
lot(s) is(are) developed, as agreed to by Public Works and the property owner during a previous 
sidewalk improvement project.   The criteria for the zoning map amendment then followed, with 
staff confirming the seven standards were met and there were no variations being requested by the 
applicant for the map amendment.   
 
Staff recommended approval of the petition with the five (5) conditions listed in its report. 
 
The chairman invited discussion/questions from the commissioners. 
 
Mr. Thoman asked if the square footage/buildable area of the proposed R-3 lot, minus the land 
located in the LPDA (localized poor drainage area), still exceeded the buildable requirements, 
wherein Ms. Leitschuh confirmed there was enough area to build.  Mr. Quirk added that 
compensatory storage on the site could also be constructed, if necessary. 
 
Asked if the village had future plans to include curb and gutter on Middaugh Avenue, 
Ms. Leitschuh said there was nothing planned in the immediate future.  Mr. Cronin inquired about 
the amount of credit the petitioner would receive as it relates to the development.   
 
Mr. Cozzo also confirmed with staff that the village’s stormwater BMPs could not make water 
conditions any worse than what currently exists, i.e., the stormwater management either remains the 
same or it improves. Examples of BMPs followed.   
 
Applicant, Mr. Charles Sebaski, 6115 Middaugh Ave., Downers Grove, came forward and made 
himself available to answer questions.  None followed. 
 
Chairman Rickard opened up the meeting to public comment. 
 
Ms. Lisa Olmstead, 5936 Carpenter, Downers Grove, noted the new house to the south of the 
property looked very nice but she shared some issues of the water issues she had experienced since 
living on a lower portion of Carpenter Street.  She believed sinking new foundations into the area 
only added to the problem and she preferred only one home to be constructed instead of two.   
 
Mr. Chris Hayden, 1219 60th Place, Downers Grove, stated that in 2013 he saw water flood the area 
approximately 40 to 45 feet from the lot lines in the area -- from Carpenter as well as toward 
Middaugh.  While he acknowledged the petitioner constructed a beautiful home, Mr. Hayden said 
he did see more standing water this past summer.  He shared his concerns that the current 
stormwater infrastructure would not be able to accommodate any new hardscapes added to the area.  
He preferred “a more definitive stormwater plan” be in place to limit water run-off.  He asked staff 
to comment.   
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Ms. Leitschuh could not confirm what the village’s plans were for additional stormwater initiatives 
in the neighborhood, but confirmed that stormwater engineers do review each permit application 
and provide comments, if any, as they did with the Plan Commission application. 
 
In response, Mr. Hayden asked that consideration be made for those neighbors abutting the 
proposed lot before any zoning was approved.    
 
Mr. Scott Kulat, 1250 Wallen Place, stated his home backs up to the last home constructed by the 
petitioner.  He discussed his concerns about water and asked staff for confirmation about the exact 
square foot of buildable area on the two lots regarding building coverage and setbacks.  He shared 
how the petitioner took extra steps with regard to water run-off when the last home was constructed 
and preferred the petitioner doing it again.   
 
In response to the above question, Ms. Leitschuh stated that 32 percent of the lot was buildable and 
that figure did not change whether it was one entire lot or two lots.  The same potential maximum 
building coverage exists whether split into two lots with two homes, or a very large home was built 
on one large lot. She explained that in scenarios with smaller lots, building setbacks do sometimes 
restrict the potential buildable size of a home, but because the proposed subdivided lots were still so 
large, the building setbacks would not prevent future homes from maximizing the 32 percent 
building coverage. She explained in this situation, the setbacks were more for aesthetic purposes 
and a consistent neighborhood character. 
 
Mr. Chris Hayden, 1219 60th Place, Downers Grove, returned and pointed out that if staff reviewed 
the old zoning (1832 thru 1915) for the area, it would see that the area was a farm with old peat 
bogs to the rear of the homes and some of the homes were constructed on pylons.  He explained 
how peat bogs affected the area’s homes.   
 
Ms. Lisa Olmstead, 5936 Carpenter, returned and stated she also gets standing water in her back 
yard after heavy rains and it remains for a week or so.  She believed it was a disservice to the 
residents if there was no cap placed on how large a home’s foundation could be. 
 
Mr. Quirk asked to identify the 8-inch storm pipe on the site plan.  Chairman Rickard then 
explained to the public that stormwater issues are addressed as part of the permit review process and 
done by the engineering department once a structure is proposed.  Details followed on what this 
commission reviewed.   
 
Given that many neighbors were affected by water issues, Mr. Quirk believed it was an ideal time to 
mention the village’s cost-sharing program to address/mitigate such LPDA issues.   
 
Petitioner, Mr. Charles Sebaski, responded to the above questions/comments, specifically 
explaining the background of the initial installation of the storm drain behind the east half of 112.  
He clarified that while the drain was the village’s responsibility, the neighbors would probably want 
to come together to clear any debris.  Mr. Sebaski stated that he still lives on the southern half of 
112 and would be sharing the same water issues as his neighbors.  However, said he was able to 
mow the grass in the rear of his property after any standing water drained within a few days.   
 
Applicant, Ms. Carla (Sebaski) Harrison, was sworn in by the chairman.  Ms. Harrison, 6115 
Middaugh, stated she and her husband had to meet the newly increased requirements for stormwater 
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runoff with the completion of their recent new home and that she could speak to the village’s 
requirements to treat stormwater onsite.  She and her husband even installed a rain garden to 
address such issues.   
 
Hearing no further comment, the chairman closed the public hearing.   
 
Commissioner Cozzo believed the standards were met, given what the commission’s purview was, 
and he agreed the exception was fine, given that there were no current curbs or gutters now.  He 
recommended approval of the exception.  Again, he said he raised the topic of BMPs only to point 
out that the stormwater issue could not be made worse than what currently existed.   He supported a 
positive recommendation.  Ms. Hogstrom also recommended that the neighbors plant native 
wetland plants in the rear area to absorb some of the water rather than mow the lawn.   
 
WITH RESPECT TO FILE 15-PLC-0045, MR. COZZO MADE A MOTION THAT THE 
PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL, SUBJECT TO THE FOLLOWING CONDITIONS:   
 

1. THE REZONING AND PLAT OF SUBDIVISION SHALL SUBSTANTIALLY 
CONFORM TO THE STAFF REPORT AND THE FINAL PLAT OF SUBDIVISION 
PREPARED BY INTECH CONSULTANTS DATED OCTOBER 20, 2015, EXCEPT 
AS SUCH PLANS MAY BE MODIFIED TO CONFORM TO THE VILLAGE 
CODES AND ORDINANCES;  

2. POST CONSTRUCTION AND VOLUME CONTROL STORMWATER BEST 
MANAGEMENT PRACTICES (BMPS) SHALL BE REQUIRED FOR BOTH LOTS 
IN ACCORDANCE WITH THE VILLAGE STORMWATER ORDINANCE; 

3. THE PARK AND SCHOOL DONATIONS, IN THE AMOUNT OF $24,101.44 
($8,724.24 DISTRICT 58, $4,094.61 DISTRICT 99, $11,282.59 PARK DISTRICT), 
SHALL BE PAID PRIOR TO VILLAGE COUNCIL APPROVAL AND SIGNING 
THE PLAT OF SUBDIVISION; 

4. A DEMOLITION PERMIT SHALL BE ISSUED FOR THE EXISTING HOUSE 
PRIOR TO THE VILLAGE SIGNING THE PLAT OF SUBDIVISION; AND  

5. THE EXISTING WATER SERVICE SHALL BE DISCONNECTED AT THE MAIN 
WHEN THE EXISTING HOME IS DEMOLISHED. 

 
SECONDED BY MR. QUIRK.  ROLL CALL: 
 
AYE: MR. COZZO, MR. QUIRK, MR. CRONIN, MS. HOGSTROM, MR. THOMAN, 

CHAIRMAN RICKARD 
NAY: NONE 
 
MOTION CARRIED.  VOTE:  6-0 
 
Staff stated there will be a January meeting.  An explanation followed regarding the school/park 
districts fees and the applicant’s credit.   
 
THE MEETING WAS ADJOUFRNED AT 8:05 P.M. ON MOTION BY MR.  CRONIN, 
SECONDED BY MS. HOGSTROM.  MOTION CARRIED UNANIMOUSLY BY VOICE 
VOTE OF 6-0. 
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/s/ Celeste K. Weilandt  
            Celeste K. Weilandt 
(As transcribed by MP-3 audio) 



VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

FEBRUARY 1, 2016 AGENDA 
 

 
SUBJECT:                                             TYPE:                                      SUBMITTED BY: 
 
 
16-PLC-0001 
5221 Thatcher Road 

 
 
Special Use for a Sports and 
Physical Training Business 

 
 
Scott Williams 
Planner 

 
REQUEST 
The petitioner is requesting Special Use approval to relocate a sports and physical training business to 5221 
Thatcher Road. 

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

OWNER: Michael Androwich  
 Midwest Industrial Funds 
 9450 W. Bryn Mawr Avenue, Suite 550 
 Rosemont, IL 60018 
 
APPLICANT: Jim Wnek  
 Core 1 Inc. 
 25244 Pastoral Dr. 
 Plainfield, IL 60585 
 
 

PROPERTY INFORMATION 
 

EXISTING ZONING: M-1, Light Manufacturing 
EXISTING LAND USE: Multi-tenant office and light industrial 
PROPERTY SIZE: 2.79 acres 
PINS:   08-11-408-019 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
NORTH: M-1, Light Manufacturing  Light Industrial/Business Park 
SOUTH: R-6, Residential Apartment/Condo 6  Office/Corporate Campus  
EAST: M-1, Light Manufacturing  Light Industrial/Business Park  
WEST: M-1, Light Manufacturing                            Light Industrial/Business Park  
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ANALYSIS 
 
SUBMITTALS 
This report is based on the following documents, which are on file with the Department of Community 
Development: 
 

1. Application/Petition for Public Hearing 
2. Project Narrative 
3. Property Flyer 
4. Plat of Survey 
5. Tenant Space Buildout  
6. Special Use Approval Criteria 
7. Owner Letter of Authorization 

 
PROJECT DESCRIPTION 
The petitioner is requesting Special Use approval to open a 6,228-square-foot sports and personal training 
business at 5221 Thatcher Drive.  The property is part of a 44,256-square-foot multi-tenant office/light 
industrial building located at the 90 degree bend in Thatcher Road south of Hitchcock Avenue and west 
of Walnut Avenue. The property is zoned M-1, Light Manufacturing.  A sports and personal training 
business is classified as a personal improvement service per Section 5.050.E.4 of the Zoning Ordinance.  
 
The petitioner is not proposing any changes to the existing building or the site other than an interior 
buildout. The 6,228-square-foot tenant space is part of an 8-unit 44,256-square foot building with a total 
of 126 parking spaces. The multi-tenant building is currently occupied with a mix of uses including 
offices, light manufacturing, and service uses, with three currently vacant tenant spaces. The proposed use 
works with athletes and adults to improve their sports performance or injury recovery by appointment 
only. The hours of operation are between 8:30am-9:00pm Monday through Friday, and 9am-noon 
Saturday and Sunday. The majority of the clients are junior high/high school athletes, with adult fitness 
classes taking place after 5 pm.   
 
Core 1, Inc. has been located in Downers Grove for the past 5 ½ years.  The petitioner received Special 
Use approval in 2013 for its current 1422 Brook Drive location, but as the business continues to grow, a 
larger space is needed.  Staff is not aware of any issues caused by the use at the current location.         
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The proposal is consistent with the Comprehensive Plan. The Plan designates the property for a Light 
Industrial/Business Park use. The proposed sports and personal training use supports the Plan’s goal for a 
diversified light industrial/business park.   
 
The Comprehensive Plan recognizes that light industrial/business park properties contain a wide variety 
of uses. The proposed use is consistent with the Plan’s recommendation for more contemporary uses 
within the existing business park. The proposal is also consistent with the Plan’s emphasis to retain and 
expand existing businesses as the applicant is requesting approval to relocate to a larger space.  Staff finds 
that the proposal is consistent with the Comprehensive Plan. 
 
COMPLIANCE WITH THE ZONING ORDINANCE 
The property is zoned M-1, Light Manufacturing. Per Section 28.5.010.A of the Zoning Ordinance, the 
proposed personal improvement service use is an allowable Special Use in the M-1 zoning district. The 
petitioner is not proposing to make any changes to the building or the site. The property will continue to 
meet all requirements of the Zoning Ordinance.  
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PARKING AND TRAFFIC  
The proposed use will not have a negative impact on the existing parking and traffic patterns in the area. 
The minimal truck loading that occurs onsite is located on the other side of the building (to the east), and 
is separated from most of the car parking. 
 
Staff review of existing tenant space (40% office – 60% light industrial) reveals that approximately 76 
parking spaces are required, with 126 parking spaces provided. As such, there is adequate available 
parking for the proposed use. Also, the property owner stated that a specific number of parking spaces are 
allocated for each tenant and at this time, the current tenants are either at or below their parking share. 
Since many of the petitioner’s clients are under the age of 18, staff anticipates the majority of the parking 
needs will be short term pick-up and drop-off. Additionally, most of the trips generated by the use will 
occur during early evening hours when most other businesses have already closed.  
 
For these reasons, staff finds there is adequate parking for the proposed use.  Parking for the multi-tenant 
building will be monitored and revisited when the remaining vacant units become occupied.     
 
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 the Downers Grove Suburban Life.  Staff has not 
received any comments regarding the proposal at this time. 
 
FINDINGS OF FACT 
The applicant is requesting a special use approval for a sports and personal training use. Staff believes the 
proposed use meets the standards for granting a special use as outlined below: 
 
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;   
 The zoning of this property is M-1, Light Manufacturing. Under Section 5.010 of the Zoning Ordinance, 

personal improvement service uses are listed as an allowable Special Use in the M-1 zoning district. This 
standard has been met. 

 
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. 
The proposed sports and personal training business provides a desirable service that contributes to the 
general welfare of the community. The proposed use also supports the Comprehensive Plan’s goal for 
a diversified light industrial/business park economic base. The petitioner is requesting special use 
approval to expand the business and to relocate to a larger space. This standard has been met. 

 
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.  

 The proposed use is currently operating in Downers Grove and does not present a detriment to the health, 
safety or general welfare of the surrounding properties. The proposed sports and personal training use is 
similar in nature to other uses, such as a dance school or a medical office use, which are permitted 
without the need for special use approval. The proposal is also less intense than other permissible special 
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uses, such as recycling collection facilities and vehicle repair/maintenance shops. This standard has been 
met. 

 
 

RECOMMENDATIONS 
 

The proposal is consistent and compatible with the Comprehensive Plan, the Zoning Ordinance, and 
surrounding zoning and land use classifications. Based on the findings listed above, staff recommends the 
Plan Commission make a positive recommendation to the Village Council regarding 16-PLC-0001 
subject to the following condition: 
 

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. 

 
 

Staff Report Approved By: 

 

__________________________ 
Stanley J. Popovich, AICP 
Director of Community Development 

 
SP:sw 
-att 
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VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

FEBRUARY 1, 2016 AGENDA 
 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 
16-PLC-0002 
4935 Francisco Avenue 

 

 

 
Zoning Map Amendment 

 

 
Rebecca Leitschuh, AICP 
Senior Planner 

 
REQUEST 
The petitioner is requesting a Zoning Ordinance Map Amendment to rezone the subject property from R-1, 

Residential Detached House 1, to R-4, Residential Detached House 4.  

 

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

 

GENERAL INFORMATION 

  
OWNER: Paul Geralds 

 4904 Rose Avenue 

 Downers Grove, IL 60515 

 
APPLICANT: Greenscape Homes, LLC 

4355 Weaver Parkway 

 Warrenville, IL 60555 

 

PROPERTY INFORMATION 

 
EXISTING ZONING: R-1, Residential Detached House 1 
EXISTING LAND USE: Single Family Residential 

PROPERTY SIZE: 6,250 square feet 

PIN:   08-12-110-008 

 
SURROUNDING ZONING AND LAND USES 

  ZONING    FUTURE LAND USE 

NORTH: R-1, Residential Detached House 1 Single Family Residential 

SOUTH: R-1, Residential Detached House 1 Single Family Residential 
EAST: R-1, Residential Detached House 1 Single Family Residential  

WEST: R-1, Residential Detached House 1 Single Family Residential  
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ANALYSIS 

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

Development: 

 
1. Application/Petition for Public Hearing 

2. Plat of Survey  

3. Proposal Narrative  
 
PROJECT DESCRIPTION 
The subject property, commonly known as 4935 Francisco Avenue, is located on the east side of 
Francisco Avenue, approximately 240 feet south of Haddow Avenue and 265 feet north of Burlington 

Avenue.  Currently the property is zoned R-1, Residential Detached House 1 and is 6,250 square feet in 

size.  The property is vacant and consists of two 25-foot wide lots: Lot 24 and Lot 25.  The petitioner is 

requesting to rezone the property to R-4, Residential Detached House 4, in order to bring the current 
property conditions closer into compliance with the Zoning Ordinance and to develop the property with a 

new single family dwelling unit. The petitioner will be required to administratively consolidate both lots 

prior to the issuance of a building permit for a new single family home. 
 

The subject property was annexed in 2012 as part of a larger annexation program. Under Illinois State 

Statute, the property was automatically zoned to R-1, Residential Detached House 1 upon annexation. 

Other surrounding properties were annexed into the Village at the same time and are also zoned R-1. 
Several nearby properties have rezoned to R-4 because this zoning designation more closely matches the 

width, depth and area of these properties.   

 
The petitioner is proposing to develop the property with a new single family dwelling.  Per Section 

11.020.B. of the Zoning Ordinance, a single family house can be built on a non-conforming lot; however, 

the new home must follow the setbacks and bulk regulations of the current zoning designation.  If the 
petitioner were to construct the new single family structure under the current R-1 classification, the house 

would have to be setback 40 feet from the west property line.  Under the R-4 classification, the future 

home can be constructed with a 25 foot street yard setback from the west property line.   

 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan’s Residential Areas Plan identifies the property as part of the traditional grid 

type of residential development.  This area contains grid style street layouts.  The subject property is 
similar in lot size and width to the neighboring residential lots.  The proposed rezoning will have no 

impact on the existing development patterns of this area as the land use will remain single family 

residential and existing homes do not conform to the default R-1 classification. The proposed rezoning 
from R-1 to R-4 is consistent with the Comprehensive Plan.   

 

COMPLIANCE WITH THE ZONING ORDINANCE  
The property is currently zoned R-1, Residential Detached House 1 which allows for a single family 
structure. However, the measurements of the subject property do not meet the zoning regulations 

associated with the R-1 designation.  As such, the petitioner is proposing to rezone the property in order 

to more closely match the size of the property with an appropriate zoning classification. A comparative 
analysis of the bulk requirements for both the R-1 and R-4 districts are found in the table below: 
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Zoning Ordinance    

Lot Regulations 

R-1  District 

Lot 

Regulations 

R-4 District 

Lot 

Regulations 

Existing 

Measurements  

(4935 Francisco 

Avenue) 

 

Minimum Lot Area 
 

20,000 sq. ft. 
 

7,500 sq. ft. 
 

6,250 sq. ft. 

Minimum Lot Width 100 ft. 50 ft. 50 ft. 

 

 

Zoning Ordinance         

Bulk Regulations 
R-1 District 

Bulk Requirements 
R-4 District 

Bulk Requirements 

Street Setback  40 feet 25 feet 

Side Setback 7 feet 5 feet 

Rear Setback 20 feet 20 feet 

 
The proposed R-4, Residential Detached House 4, zoning classification is appropriate for this property.  

The requested rezoning is consistent with the Zoning Ordinance.  

 

NEIGHBORHOOD COMMENT 
Notice was provided to all property owners within 250 feet from the property in addition to posting the 

public hearing notice sign and publishing the legal notice in Downers Grove Suburban Life.  Staff spoke 

with one resident who inquired about the difference between the two zoning classifications, but there 
were no concerns.   

 

FINDINGS OF FACT 
Section 28.12.030.I. Review and Approval Criteria for Zoning Map Amendments 

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 uses and zoning of nearby property. 

 The property is surrounded by single family residential lots with similar lot widths and lot area.  If 
rezoned to R-4, the property will remain detached single family residential. The proposed use and 

zoning are consistent with the uses and sizes of the nearby properties.  This standard has been met. 

 

(2)   The extent to which the particular zoning restrictions affect property values. 
 The proposed rezoning will not negatively affect property values.  By rezoning from R-1 to R-4, the 

petitioner will bring the existing lot closer to lot standards within the Zoning Ordinance.  This 

standard has been met. 
 

(3)   The extent to which any determination in property value is offset by an increase in the public 

health, safety and welfare. 
 The proposed rezoning will not impact property values or the public health, safety and welfare of 

the community.  The existing use is single family and the proposed use will remain single family 

residential. This standard has been met. 

 

(4)   The suitability of the subject property for the zoned purposes. 
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 The property is currently zoned single family residential and will remain a single family residence 

district if rezoned from R-1 to R-4.  However, the two zoning designations contain differences with 
their associated regulations.  Properties located within the R-1 zoning classification require 100 feet 

in lot width and 20,000 square feet in lot area, where properties zoned R-4 require 50 feet in lot 

width and 7,500 square feet in lot area.  As such, the 50 foot lot width and 6,250 square foot lot area 

of the subject property are closer to the regulations associated with lots zoned R-4.  This standard 
has been met. 

 

(5)   The length of time that the subject property has been vacant as zoned, considering the context of 

land development in the vicinity. 

 The property is an unimproved vacant parcel, and has remained as such since its annexation in 

2012.  This standard has been met. 
 

(6)   The value to the community of the proposed use. 

 The Comprehensive Plan identifies quality housing stock as being one of the most important factors 

that contribute to the Village’s character and identity.  The future single family residential use 
contributes value to the community by increasing the Village’s quality housing stock.   This 

standard has been met. 

 

(7)   The Comprehensive Plan. 

 The Village has carefully planned its land use development as evidenced by the adoption of the 

Comprehensive Plan in 2011. The subject property is designated for detached single family 
residential use as identified in the Comprehensive Plan.   The petitioner is proposing to develop this 

property with a new single family detached house which follows the Comprehensive Plan. This 

standard has been met. 

 

RECOMMENDATIONS 

 
The proposed zoning map amendment of the property is compatible with the Comprehensive Plan and 
surrounding zoning and land use classifications.  Based on the findings listed above, staff recommends 

the Plan Commission make a positive recommendation to the Village Council regarding this petition 

subject to the following conditions: 
 

 

 
Staff Report Approved By: 

 

 
__________________________ 

Stanley J. Popovich, AICP 

Director of Community Development  
 
SP:rl 

-att 
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VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

FEBRUARY 1, 2016 AGENDA 
 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 
16-PLC-0003 
4825 Cross Street 

 

 

 
Zoning Map Amendment 

 

 
Rebecca Leitschuh, AICP 
Senior Planner 

 
REQUEST 
The petitioner is requesting a Zoning Ordinance Map Amendment to rezone the subject property from R-1, 

Residential Detached House 1, to R-4, Residential Detached House 4.  

 

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

 

GENERAL INFORMATION 

  
OWNER/: Greenscape Homes, LLC 

APPLICANT 4355 Weaver Parkway 

 Warrenville, IL 60555 

 

 
PROPERTY INFORMATION 

 
EXISTING ZONING: R-1, Residential Detached House 1 

EXISTING LAND USE: Single Family Residential 

PROPERTY SIZE: 12,500 square feet 

PINS:   08-12-105-034, -035 

 
SURROUNDING ZONING AND LAND USES 

  ZONING    FUTURE LAND USE 

NORTH: R-4, Residential Detached House 4 Single Family Residential 

SOUTH: R-1, Residential Detached House 1 Single Family Residential 
EAST: R-1, Residential Detached House 1 Single Family Residential  

WEST: R-1, Residential Detached House 1 Single Family Residential  

 

  

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. Plat of Survey  

3. Proposal Narrative  

 
PROJECT DESCRIPTION 
The subject property, commonly known as 4825 Cross Street, is located on the east side of Cross Street, 

between Prairie Avenue and Haddow Avenue.  Currently the property is zoned R-1, Residential Detached 

House 1 and is 12,500 square feet in size.  The property is improved with a one-story single family 

detached house and a detached garage. The property consists of two legally platted lots.  The petitioner is 

requesting to rezone the property to R-4, Residential Detached House 4, in order to bring the current 

property conditions closer into compliance with the Zoning Ordinance and to develop both parcels with a 

new single family dwelling unit.   

 

The subject property was annexed in 2012 as part of a larger annexation program. Under Illinois State 

Statute, the property was automatically zoned to R-1, Residential Detached House 1 upon annexation. 

Other surrounding properties were annexed into the Village at the same time and are also zoned R-1. 

Several nearby properties have rezoned to R-4 because this zoning designation more closely matches the 

width, depth and area of these properties.   

 

The petitioner is proposing to develop the property with a new single family dwelling on each lot.  Per 

Section 11.020.B. of the Zoning Ordinance, a single family house can be built on a non-conforming lot; 

however, the new home must follow the setbacks and bulk regulations of the current zoning designation.  

If the petitioner were to construct the new single family structure under the current R-1 classification, the 

house would have to be setback 40 feet from the west property line.  Under the R-4 classification, the 

future homes can be constructed with a 25 foot street yard setback from the west property line.   

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan’s Residential Areas Plan identifies the property as part of the traditional grid 

type of residential development.  This area contains grid style street layouts.  The subject property is 

similar in lot size and width to the neighboring residential lots.  The proposed rezoning will have no 

impact on the existing development patterns of this area as the land use will remain single family 

residential and existing homes do not conform to the default R-1 classification. The proposed rezoning 

from R-1 to R-4 is consistent with the Comprehensive Plan.   

 

COMPLIANCE WITH THE ZONING ORDINANCE  
The property is currently zoned R-1, Residential Detached House 1 which allows for a single family 

structure. However, the measurements of the subject property do not meet the zoning regulations 

associated with the R-1 designation.  As such, the petitioner is proposing to rezone the property in order 

to more closely match the size of the property with an appropriate zoning classification. A comparative 

analysis of the bulk requirements for both the R-1 and R-4 districts are found in the table below: 

 

 
Zoning Ordinance    

Lot Regulations 

R-1  District 

Lot 

Regulations 

R-4 District 

Lot 

Regulations 

Existing 

Measurements 

PER LOT    

(4825 Cross 

Street) 
 

Minimum Lot Area 
 

20,000 sq. ft. 
 

7,500 sq. ft. 
 

6,250 sq. ft. 

Minimum Lot Width 100 ft. 50 ft. 50 ft. 
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Zoning Ordinance         

Bulk Regulations 
R-1 District 

Bulk Requirements 
R-4 District 

Bulk Requirements 

Street Setback  40 feet 25 feet 

Side Setback 7 feet 5 feet 

Rear Setback 20 feet 20 feet 

 

The proposed R-4, Residential Detached House 4, zoning classification is appropriate for this property.  

The requested rezoning is consistent with the Zoning Ordinance.  

 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners within 250 feet from the property in addition to posting the 

public hearing notice sign and publishing the legal notice in Downers Grove Suburban Life.  Staff spoke 

with one resident who inquired about the difference between the two zoning classifications, but there 

were no concerns.   

 

FINDINGS OF FACT 
Section 28.12.030.I. Review and Approval Criteria for Zoning Map Amendments 

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 uses and zoning of nearby property. 

 The property is surrounded by single family residential lots with various lot widths and lot area. 

The majority of properties to the north, south, and east are zoned R-1 with the lot widths of 50 feet 

and lot areas of 6,250 square feet. The property to the west is zoned R-1, owned by the Downers 

Grove Park District. Since the annexation, a handful of properties have rezoned to R-4. The existing 

use is single family and the proposed use will remain single family residential. The proposed use 

and zoning are consistent with the uses and sizes of the nearby properties.  This standard has been 

met. 

 

(2)   The extent to which the particular zoning restrictions affect property values. 

 The proposed rezoning will not negatively affect property values.  By rezoning from R-1 to R-4, the 

petitioner is bringing the two lots closer to conformance with the Zoning Ordinance.  This standard 

has been met. 

 

(3)   The extent to which any determination in property value is offset by an increase in the public 

health, safety and welfare. 

 The proposed rezoning will not impact property values or the public health, safety and welfare of 

the community.  The existing use is single family and the proposed use will remain single family 

residential. This standard has been met. 

 

(4)   The suitability of the subject property for the zoned purposes. 

 The property is currently zoned single family residential and will remain a single family residence 

district if rezoned from R-1 to R-4.  However, the two zoning designations contain differences with 

their associated regulations.  Properties located within the R-1 zoning classification require 100 feet 

in lot width and 20,000 square feet in lot area, where properties zoned R-4 require 50 feet in lot 
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width and 7,500 square feet in lot area.  As such, the two parcels with 50 foot lot width and 6,250 

square foot lot area each are closer to the regulations associated with lots zoned R-4 and are 

consistent with the conditions of surrounding properties.  This standard has been met. 

 

(5)   The length of time that the subject property has been vacant as zoned, considering the context of 

land development in the vicinity. 

 The property is improved with a home and detached garage, but has been vacant since October. The 

petitioner is proposing to demolish the existing improvements in order to facilitate redevelopment. 

This standard has been met. 

 

(6)   The value to the community of the proposed use. 

 The Comprehensive Plan identifies quality housing stock as being one of the most important factors 

that contribute to the Village’s character and identity.  The proposed zoning map amendment 

affords the opportunity for two modernized single family residences while remaining compatible 

with surrounding bulk zoning and lot conditions, increasing the Village’s quality housing stock.   

This standard has been met. 

 

(7)   The Comprehensive Plan. 

 The Village has carefully planned its land use development as evidenced by the adoption of the 

Comprehensive Plan in 2011. The subject property is designated for detached single family 

residential use as identified in the Comprehensive Plan.   The petitioner is proposing to develop this 

property with two new single family detached houses which follows the Comprehensive Plan. This 

standard has been met. 

 

RECOMMENDATIONS 

 
The proposed zoning map amendment of the property is compatible with the Comprehensive Plan and 

surrounding zoning and land use classifications.  Based on the findings listed above, staff recommends 

the Plan Commission make a positive recommendation to the Village Council regarding this petition 

subject to the following conditions: 

 

 

Staff Report Approved By: 

 

 
__________________________ 

Stanley J. Popovich, AICP 

Director of Community Development  

 
SP:rl 

-att 
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VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

FEBRUARY 1, 2016 AGENDA 
 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 
16-PLC-0004 
4915 Drendel Road 

 

 

 
Zoning Map Amendment 

 

 
Rebecca Leitschuh, AICP 
Senior Planner 

 
REQUEST 
The petitioner is requesting a Zoning Ordinance Map Amendment to rezone the subject property from R-1, 

Residential Detached House 1, to R-4, Residential Detached House 4.  

 

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

 

GENERAL INFORMATION 

  
OWNER: Paul Geralds 

 4904 Rose Avenue 

 Downers Grove, IL 60515 

 

APPLICANT: Greenscape Homes, LLC 

4355 Weaver Parkway 

 Warrenville, IL 60555 

 

PROPERTY INFORMATION 

 
EXISTING ZONING: R-1, Residential Detached House 1 

EXISTING LAND USE: Single Family Residential 

PROPERTY SIZE: 5,850 square feet (approximately) 

PIN:   08-12-108-013 & -014 

 
SURROUNDING ZONING AND LAND USES 

  ZONING    FUTURE LAND USE 

NORTH: R-1, Residential Detached House 1 Single Family Residential 

SOUTH: R-1, Residential Detached House 1 Single Family Residential 
EAST: R-1, Residential Detached House 1 Single Family Residential  

WEST: R-4, Residential Detached House 4 Single Family Residential  
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ANALYSIS 

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

Development: 

 

1. Application/Petition for Public Hearing 

2. Plat of Survey  

3. Proposal Narrative  

 
PROJECT DESCRIPTION 
The subject property, commonly known as 4915 Drendel Road, is located on the east side of Drendel 

Road, north of Burlington Avenue by approximately 186 feet.  Currently the property is zoned R-1, 

Residential Detached House 1 and is around 5,850 square feet in size.  The property is vacant and consists 

of two lots: Lot 20 and Lot 21.  The petitioner is requesting to rezone the property to R-4, Residential 

Detached House 4, in order to bring the current property conditions closer into compliance with the 

Zoning Ordinance and to develop the property with a new single family dwelling unit.  The petitioner will 

be required to administratively consolidate both lots prior to the issuance of a building permit for a new 

single family home. 

 

The subject property was annexed in 2012 as part of a larger annexation program. Under Illinois State 

Statute, the property was automatically zoned to R-1, Residential Detached House 1 upon annexation. 

Other surrounding properties were annexed into the Village at the same time and are also zoned R-1. 

Several nearby properties have rezoned to R-4 because this zoning designation more closely matches the 

width, depth and area of these properties.   

 

The petitioner is proposing to redevelop the property with a new single family dwelling.  Per Section 

11.020.B. of the Zoning Ordinance, a single family house can be built on a non-conforming lot; however, 

the new home must follow the setbacks and bulk regulations of the current zoning designation.  If the 

petitioner were to construct the new single family structure under the current R-1 classification, the house 

would have to be setback 40 feet from the west and north property line.  Under the R-4 classification, the 

future home can be constructed with a 25 foot street yard setback from the west property line.   

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan’s Residential Areas Plan identifies the property as part of the traditional grid 

type of residential development.  This area contains grid style street layouts.  The subject property is 

similar in lot size and width to the neighboring residential lots.  The proposed rezoning will have no 

impact on the existing development patterns of this area as the land use will remain single family 

residential and existing homes do not conform to the default R-1 classification. The proposed rezoning 

from R-1 to R-4 is consistent with the Comprehensive Plan.   

 

COMPLIANCE WITH THE ZONING ORDINANCE  
The property is currently zoned R-1, Residential Detached House 1 which allows for a single family 

structure. However, the measurements of the subject property do not meet the zoning regulations 

associated with the R-1 designation.  As such, the petitioner is proposing to rezone the property in order 

to more closely match the size of the property with an appropriate zoning classification. A comparative 

analysis of the lot and bulk requirements for both the R-1 and R-4 districts are found in the tables below: 
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Zoning Ordinance    

Lot Regulations 

R-1  District 

Lot 

Regulations 

R-4 District 

Lot 

Regulations 

Existing 

Measurements       

(4915 Drendel 

Road) 

 

Minimum Lot Area 
 

20,000 sq. ft. 
 

7,500 sq. ft. 
 

5,850 sq. ft. 

Minimum Lot Width 100 ft. 50 ft. 42 ft. 

 

Zoning Ordinance         

Bulk Regulations 
R-1 District 

Bulk Requirements 
R-4 District 

Bulk Requirements 

Street Setback  40 feet 25 feet 

Side Setback 7 feet 5 feet 

Rear Setback 20 feet 20 feet 

 

 

The proposed R-4, Residential Detached House 4, zoning classification is more appropriate for this 

property as compared to the R-1 designation.  The requested rezoning is consistent with the Zoning 

Ordinance.  

 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners within 250 feet from the property in addition to posting the 

public hearing notice sign and publishing the legal notice in Downers Grove Suburban Life.  Staff spoke 

with a few residents who inquired about the difference between the two zoning classifications, but there 

were no concerns.   

 

FINDINGS OF FACT 
Section 28.12.030.I. Review and Approval Criteria for Zoning Map Amendments 

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 uses and zoning of nearby property. 

 The property is surrounded by single family residential lots with similar lot widths and lot area.  If 

rezoned to R-4, the property will remain detached single family residential. The proposed use and 

zoning is consistent with the uses and sizes of the nearby properties.  This standard has been met. 

 

(2)   The extent to which the particular zoning restrictions affect property values. 

 The proposed rezoning will not negatively affect property values.  By rezoning from R-1 to R-4, the 

petitioner will bring the existing lot closer to conformance with the lot standards in the Zoning 

Ordinance.  This standard has been met. 

 

(3)   The extent to which any determination in property value is offset by an increase in the public 

health, safety and welfare. 

 The proposed rezoning will not impact property values or the public health, safety and welfare of 

the community.  The existing use is single family and the proposed use will remain single family 

residential. This standard has been met. 
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(4)   The suitability of the subject property for the zoned purposes. 

 The property is currently zoned single family residential and will remain a single family residence 

district if rezoned from R-1 to R-4.  However, the two zoning designations contain differences with 

their associated regulations.  Properties located within the R-1 zoning classification require 100 feet 

in lot width and 20,000 square feet in lot area, where properties zoned R-4 require 50 feet in lot 

width and 7,500 square feet in lot area.  The property is irregularly shaped as it borders a public 

unimproved alley. As such, the 42-foot lot width and 5,850-square-foot lot area of the subject 

property are closer to the regulations associated with lots zoned R-4.  This standard has been met. 

 

(5)   The length of time that the subject property has been vacant as zoned, considering the context of 

land development in the vicinity. 

 The property is an unimproved vacant parcel, and has remained as such since its annexation in 

2012.  This standard has been met. 

 

(6)   The value to the community of the proposed use. 

 The Comprehensive Plan identifies quality housing stock as being one of the most important factors 

that contribute to the Village’s character and identity.  The future single family residential use 

contributes value to the community by assisting with modernizing the Village’s quality housing 

stock.   This standard has been met. 

 

(7)   The Comprehensive Plan. 

 The Village has carefully planned its land use development as evidenced by the adoption of the 

Comprehensive Plan in 2011. The subject property is designated for detached single family 

residential use as identified in the Comprehensive Plan.   The petitioner is proposing to redevelop 

this property with a new single family detached house which follows the Comprehensive Plan. This 

standard has been met. 

 

RECOMMENDATIONS 

 
The proposed rezoning of the property is compatible with the Comprehensive Plan and surrounding 

zoning and land use classifications.  Based on the findings listed above, staff recommends the Plan 

Commission make a positive recommendation to the Village Council regarding this petition. 

 

 

 

Staff Report Approved By: 

 

 
__________________________ 

Stanley J. Popovich, AICP 

Director of Community Development  

 
SP:rl 

-att 
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