
VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION 

 
VILLAGE HALL COUNCIL CHAMBERS 

801 BURLINGTON AVENUE 
 

February 5, 2018 
7:00 p.m. 

 
AGENDA 

1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes – January 8, 2018 

4. Public Hearings 

a. 17-PLC-0014: A petition seeking approval of a Planned Unit Development, 
Special Use for a fueling station and a drive-through for a restaurant, and 
an alley vacation. The property is zoned B-3, General Services and Highway 
Business. The property is located at the southeast corner at the intersection 
of Ogden Avenue and Belmont Road, commonly known as 2125 Ogden 
Avenue, Downers Grove, IL (PIN 08-01-405-042). C.M. Lavoie & 
Associates, Petitioner and Powermart Real Estate Downers Grove #3, LLC, 
Owner. 

b. 17-PLC-0041: A petition seeking approval of a Planned Unit Development 
Amendment to construct a new convenience goods store, a Special Use for 
a drive-through facility, and a Plat of Subdivision. The property is zoned 
B-2/PUD, General Retail Business/Planned Unit Development. The 
property is located at the southwest corner of 63rd Street & Woodward 
Avenue, commonly known as 2001 63rd Street, Downers Grove, IL (PINs 
08-24-202-008, -009).  FL Cedar, LLC, Petitioner and Owner. 
 

5. Adjournment 

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

MINUTES FOR JANUARY 8, 2018

In the absence of Chairman Rickard, Ms. Gassen served as Chairperson ProTem 
(hereinafter Ch.) and called the January 8, 2018 meeting of the Plan Commission to 
order at 7:00 p.m. 

ROLL CALL:

PRESENT: Mr. Boyle, Ms. Gassen, Ms. Johnson, Mr. Kulovany, Mr. Maurer, 
  Ms. Rollins

ABSENT: Ch. Rickard, Mr. Quirk, Ex. Officio members Miller, Livorsi & Menninga

STAFF: Sr. Village Planner Rebecca Leitschuh  
  Village Planner Scott Williams

VISITORS: Amy Fuller, Wight & Company
  Byron Wyns, Wight & Company Land Development Group
  Jo Potts, Lester Neighbor, 216 Lincoln
  Cindy Gilbert, 240 Lincoln
  The Hartnetts, Lester Neighbor, 300 Lincoln
  Carolyn Quinn, Lester Neighbor, 4615 Fairview Ave.
  Anas Alkhatib, Damas Consulting Group, 5625 Middaugh
  Paul Chabez, Jr., Phorma Designs Inc. 2092 Gardner Cir. E., Aur

Ch. Gassen requested that all cell phones be silenced during the meeting, and informed 
the public that copies of the Agenda were available at either side of the Council 
Chambers. 

APPROVAL OF MINUTES: December 4, 2017 meeting

Mr. Kulovany moved, seconded by Mr. Maurer to approve the minutes for the 
December 4, 2017 meeting.  

The Motion to approve the minutes as presented passed by voice vote with Mr. 
Boyle abstaining. 

Ch. Gassen reviewed the procedures to be followed for the meeting, explaining that the 
Plan Commission is a recommending body for the petitions on the Agenda. Once the 
Public Hearing portion of the meeting is closed, the Plan Commission members will 
deliberate to recommend approval, recommend approval with conditions, or recommend 
denial of the individual petition. That recommendation will be forwarded to the Village 
Council with the minutes, exhibits and all documentation from the public hearing on the 
specific petition. The Village Council will make final decisions at a future date. She
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reviewed the subject matter of the two petitions on the Agenda, and then asked all 
individuals intending to speak during either of the public hearings to rise and be sworn 
in.  

17-PLC-0036: A petition seeking approval of a Zoning Map Amendment and a
Special Use to allow a school addition. The property is currently zoned R-4, 
Residential Detached House 4, proposed to rezone to INP-2, Campus-Scale 
Institutional and Public. The property is located west of Cumnor Road, between 
Lincoln Avenue and Indianapolis Avenue, commonly known a 236 Indianapolis 
Avenue, Downers Grove, IL (PINs 09-04-303-011, 09-04-303-012, 09-04-308-001).  
Wight & Company, Petitioner; School District No. 58 Owner.

Mr. Scott Williams, Planner for the Village of Downers Grove, stated that the subject 
property borders Lincoln Avenue, Cumnor Road and Indianapolis Avenue and is 
currently zoned R-4, Residential Detached House 4. The petitioner is applying for the 
INP-2 zoning designation. He displayed site plans of the property, depicting a proposed 
3400 square foot addition to be located at the playground area to the east of the site. 
The proposal will meet all bulk requirements. One curb cut will be removed and 
replaced with a walkway and landscaping. The petitioner has submitted a landscaping 
plan for the site, and there is a reduction of 1071 square feet of impervious area. The 
addition will connect into existing utility systems. This addition will allow for the return of 
the school’s full-day kindergarten program. Elevation drawings show that the addition 
will meet height requirements and all mechanicals will be fully screened. 

Mr. Williams explained that INP-2 zoning is intended to accommodate development and 
expansion of large public, civic and institutional uses while minimizing the potential for 
adverse impact on surrounding areas. He noted that the total elementary school 
property is approximately 6.7 acres in size and bordered by single-family residences on 
all sides. He noted that according to the Comprehensive Plan’s Future Land Use Map, 
the footprint of the school is not being expanded beyond the initial perimeter of the 
property. The current land use will be consistent with the proposed zoning change. 

Mr. Williams said that Staff finds the proposed addition meets all the criteria of the 
Special Use by providing enhanced educational services, fully restoring the 
kindergarten program to the facility, and providing appropriate landscaping and
screening for the project. He noted that Staff recommends approval subject to the two 
conditions listed on page 5 of Staff’s report dated January 8, 2018.

Ch. Gassen said that her husband works for Wight and Company, however, due to the 
nature of this petition, she does not feel that impacts her decision. 

Ms. Johnson asked about additional parking spots, and Ms. Leitschuh replied that they 
already have an excess of parking.  

Mr. Kulovany clarified with Mr. Williams that the reason they needed INP-2 zoning was 
because the 6.7-acre size of the property exceed the INP-1 area maximum. In further 
response, Mr. Williams explained that the INP zoning with campus master plans
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includes a variety of institutional uses such as hospitals, stadium seating, parking lots, 
cell towers, etc. 

Ms. Leitschuh added that INP gives the ability to the owner to present various phases of 
their project to the Village without having to return to the Village for numerous public 
hearings.

Ch. Gassen called for the Petitioner’s presentation.

Amy Fuller of Wight & Company, 2500 N. Frontage Road, Darien, Illinois, made the 
presentation on behalf of School District 58. She said they intend to add three 
classrooms to the school to bring the school back to full-day programs, and to return 
kindergarten facilities to the school. They will provide an ADA accessible entrance, and 
materials are planned to match the existing brick. They are requesting INP-2 zoning 
based on the Village's recommendation to comply with the Comprehensive Plan. 
Construction is anticipated to begin in early March, scheduled for completion at the 
beginning of the 2018-2019 school year.    

Mr. Maurer asked for verification about the materials used, and Ms. Fuller said the 
materials would match the existing building materials. 

Regarding parking, Ms. Fuller said that they comply with the Village's Ordinance 
calculation based on the number of students. The main striped parking lot is to the 
south, and during special events there is another area southwest of the site used for 
overflow parking. She noted that parking is allowed on both Lincoln and on Indianapolis.

Ch. Gassen called upon members of the public who wished to make a comment or ask 
a question about the petition.

Cindy Gilbert of 240 Lincoln asked how surrounding drainage/water runoff will be 
affected by the addition, and what measures will be taken to limit construction debris 
from neighboring properties. They’ve experienced problems in the past with
construction dust and debris in their yards.

Ms. Hartnett of 300 Lincoln said that parents pull in and park at the end of the day 
where the building is proposed for construction. She is concerned about the safety of 
the children in the playground area during construction. She also expressed concern 
that construction traffic will follow the one-way direction during construction. Ms. 
Hartnett noted an additional concern at night and on weekends with drugs and police 
activity on the site. There have been occasions when young people have been found on 
the roof of the building at night. She asked that the property be lit better at night. 

There being no further questions or comments, Ch. Gassen closed the public portion of 
the hearing, and asked the Petitioner to respond to the public comments.

Ms. Fuller showed the plan for construction and where truck traffic will occur. Parent 
pick-up and drop-off will still take place at the entrance closest to Cumnor Avenue, 
utilizing the one-way traffic directions. They will maintain the existing site lighting, and 
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since the new addition is slightly higher at 18’, they don’t anticipate anyone climbing up 
on the roof. They will connect plumbing to the existing sewers toward Lincoln. She then 
asked their civil engineer to comment on the drainage question. 

Mr. Byron Wyns of Wight & Company Land Development Group, 1401 Clark Street, 
North Aurora, said they are going to create a new sanitary sewer connection along 
Lincoln, which should not disrupt any sanitary sewer connection to the neighborhood. 
Roof drainage will be taken to the existing detention basin, and the overall site will 
maintain the drainage that currently exists. On the east side is an existing detention 
basin, which will collect stormwater coming from the proposed addition and be sent out 
to the storm sewer in the street. 

Mr. Williams noted that the Village’s engineers have reviewed the proposal and there 
will be a site management permit. 

Mr. Maurer asked where the reduction in impervious surface will occur. Mr. Lyons said 
that they will be adding greenspace around the building and will be removing much of 
the western driveway’s hard surface.

Ms. Leitschuh said if there are any problems or questions from the residents as 
construction goes on, they should call the Village because there are site management 
rules that must be followed. The Community Development Department and Code 
Enforcement Staff go to the sites to assure that all regulations are being met.

Mr. Kulovany stated that this petition seems straightforward.

Mr. Boyle said he hoped this would be a benefit for the community. The engineers will 
have to meet the regulations.

Ch. Gassen stated that it appears from Staff’s report that the requirements for a Special 
Use have been met. There being no further comments, she called for a Motion.

Ms. Johnson moved with regard to File 17-PLC-0036 that the Plan Commission 
forward a positive recommendation to the Village Council to approve this request
for a Zoning Map Amendment and a Special Use subject to the two conditions 
listed on page 5 of Staff’s report dated January 8, 2018.  Mr. Kulovany seconded 
the Motion.
AYES: Ms. Johnson, Mr. Kulovany, Mr. Boyle, Mr. Maurer, Ms. Rollins, 
  Ch. Gassen
NAYS: None
The Motion passed unanimously.  

Mr. Williams said this would be forwarded to the Village Council for their review at their 
February 6, 2018 meeting. 

•••••••••••••••••••••••••••••
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17-PLC-0039:  A petition seeking approval of a Special Use to construct an 
automobile dealership. The property is currently zoned B-3, General Services and 
Highway Business. The property is located on the north side of Ogden Avenue, 
approximately 385 feet east of Cross Street, commonly known as 2410 Ogden 
Avenue, Downers Grove, IL (PINs 08-01-303-014, -015, -016, -017). Anas Alkhatib 
agent of Agri-Pes, LLC, Petitioner; Agri-Pes, LLC, Owner.

Mr. Scott Williams stated that the subject property is zoned B-3 and the petitioner 
proposes construction of an automobile dealership. He described the surrounding 
properties, and noted that the site has two access points to Ogden Avenue. The 
easternmost curb cut along Ogden Avenue will be eliminated. The site has been vacant 
for about two years and has little existing landscaping. He noted on the site plan the 
parking areas available on the site. He also pointed out the location of the trash 
enclosure. The petitioner meets or exceeds all zoning requirements for the location. He 
noted that there is sufficient space for both vehicle carriers and Fire Department 
vehicles. 

Mr. Williams noted that the property line is almost on the street, and Public Works has 
requested the granting of a sidewalk easement. The petitioner’s landscaping plan meets 
or exceeds Code requirements as well. The proposed 8500 square foot building is two-
story and consists of the actual showroom, as well as rear service bays. He described
the elevation as primarily steel, masonry and concrete with a brown colored metal clad 
paneling, and glazed overhead doors. He said the applicant has submitted a 
photometric plan with an average foot-candle rating of .1 at centerline of Ogden 
Avenue. With regard to the Comprehensive Plan Future Land Use Map, the location is 
shown as Corridor-Commercial.  

Mr. Williams said that Staff believes the Special Use criteria have been met as it is an 
authorized special use, is a redevelopment of a vacant site, it meets the Comprehensive 
Plan and there have been conditions specific to limiting any potential adverse impact on 
adjacent properties including test drives in residential areas. Staff recommends 
approval subject to the seven conditions listed on page 5 of Staff’s report dated January 
8, 2018.

Ms. Johnson asked about plans for signage. Mr. Williams replied that signage shown 
will be facing Ogden Avenue. 

Mr. Maurer clarified that their only request is for a Special Use for an auto dealership on 
Ogden Avenue in Downers Grove. 

Ch. Gassen called upon the Petitioner to make its presentation.

Paul Chabez, Jr., of Phorma Designs, Inc. of Aurora, said they are taking the existing 
property that has an abandoned restaurant and replacing that building with a new 
building, new pavement, and new curb. The dealership will operate between the hours 
of 10 AM to 8 PM, Monday through Friday, and 11 AM to 6 PM on Saturday and 
Sunday. The delivery of vehicles will be scheduled on a weekly basis, with all loading 
and unloading taking place on the dealership lot.  
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Ch. Gassen said she thought that automobile dealerships were not allowed to be 
opened on Sundays. Ms. Leitschuh said she was not sure if there is a law limiting 
activity on Sunday. 

Ms. Johnson noted a different address for Agri-Pes as 857 Willow Lane and asked that 
the address be corrected. She said she was also surprised to see customer parking in 
the street yard on their proposed site. Mr. Chabez said they planned to have customer 
parking in front with automobile display in the back.

Mr. Boyle asked about them reusing the existing building, and Mr. Chabez said the 
location and condition was not usable. Mr. Boyle asked about the storm drainage. 

Mr. Anas Alkhatib replied that the correct address is 857 Willow Lane. As to the existing 
drainage, the plan is to sheet flow to the southwest corner of the property where there is 
a culvert that connects to the storm sewer. They will add catch basins to the site, and 
will keep the same volume and same optimal release. 

In response to what kind of automobiles will be sold, Mr. Alkhatib said it is to be high-
end used cars with service and detailing available. They will have the site staffed every 
day.

Ch. Gassen called on the public for comments. There were no comments. She then 
closed the public portion of the hearing. 

Ch. Gassen asked about the sidewalk easement, and Mr. Williams said the Village
requested that so they can have access for repair and maintenance.

Mr. Maurer said this proposal looks better than what has been there, and he sees no 
reason to oppose this. They are asking for a Special Use that’s allowed in that Zoning 
District. He sees it as a benefit.

Mr. Maurer moved with regard to File 17-PLC-0039 that the Plan Commission 
forward a positive recommendation to the Village Council to approve this request 
subject to Staff’s seven conditions listed on page 5 of Staff’s report dated 
January 8, 2018.  Mr. Boyle seconded the Motion.
AYES: Mr. Maurer, Mr. Boyle, Ms. Johnson, Mr. Kulovany, Ms. Rollins, 
  Ch. Gassen
NAYS: None
The Motion passed unanimously.  

Mr. Williams said this item would also be forwarded to the Village Council for their 
review at their February 6, 2018 meeting. 

••••••••••••••••••••••••••••••••••

Ms. Leitschuh stated that there are two items for next month’s Plan Commission 
meeting.
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Mr. Kulovany moved to adjourn the meeting, seconded by Mr. Maurer. 
The Motion carried unanimously by voice vote.

Ch. Gassen adjourned the meeting at 8:04 PM.

Respectfully submitted,

Tonie Harrington,
Recording Secretary  
(transcribed from mp3 recording)



DEPARTMENT OF COMMUNITY
DEVELOPMENT 

MEMO 

To: Plan Commission 
From: Rebecca Leitschuh, Senior Planner 
Subject: 17-PLC-0014: PUD, Special Use, and Alley Vacation

2125 Ogden Avenue 
Date: January 31, 2018 

The petitioner has requested to continue the Planned Unit Development, Special Use, and Alley Vacation 
petition.  A similar development proposal was before you in November of 2017, with a unanimous 
recommendation for approval before Village Council on November 21st. Following the Village Council 
meeting, the applicant decided to propose minor modifications to their proposal, including petitioning for 
a Planned Unit Development. The changes warrant returning to Plan Commission to review the building 
modifications and the revised entitlement process. 

Staff is recommending that the Plan Commission grant the petitioner’s request to continue the public 
hearing to the March 5, 2018 Plan Commission meeting. 



VILLAGE OF DOWNERS GROVE
REPORT FOR THE PLAN COMMISSION

FEBRUARY 5, 2018 AGENDA

SUBJECT:                                            TYPE:                                     SUBMITTED BY:

REQUEST

NOTICE

GENERAL INFORMATION

OWNER & APPLICANT:  

PROPERTY INFORMATION

EXISTING ZONING:
EXISTING LAND USE:
PROPERTY SIZE:
PINS:

SURROUNDING ZONING AND LAND USES
  ZONING     FUTURE LAND USE

NORTH:

SOUTH:
EAST:

  
WEST:   

ANALYSIS

SUBMITTALS



PROJECT DESCRIPTION



Walgreens 16-PLC-0062 17-PLC-0041



COMPLIANCE WITH THE COMPREHENSIVE PLAN 

COMPLIANCE WITH ZONING ORDINANCE



Zoning Requirements
2001 63rd Street (Lot 3) Required Proposed

COMPLIANCE WITH SUBDIVISION ORDINANCE

Meadowbrook 
Subdivision

Lot Width 
(req. 100 ft.)

Lot Depth 
(req. 140 ft.)

Lot Area 
(req. 10, 500 sq. ft.)



ENGINEERING/PUBLIC IMPROVEMENTS

TRAFFIC

PUBLIC SAFETY REQUIREMENTS

NEIGHBORHOOD COMMENT



Downers Grove Suburban Life

FINDINGS OF FACT

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.

Mixed Use



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 28.12.050.H Approval Criteria 
No special use may be recommended for approval or approved unless the respective review or decision-making 
body determines that the proposed special use is constituent with and in substantial compliance with all Village 
Council policies and plans and that the applicant has presented evidence to support each of the following 
conclusions:

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

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



3. That the proposed use will not, in the particular case, be detrimental to the health, safety or general 
welfare of persons residing or working in the vicinity or be injurious to property values or improvements 
in the vicinity. 

Section 20.301 – Plat of Subdivision

RECOMMENDATIONS

 approve





December 20, 2017
Revised: January 18, 2018

Mr. Stan Popovich
Village of Downers Grove
801 Burlington Avenue
Downers Grove, IL 60515

Re: Project Summary/Narrative
Proposed Walgreens
SW Corner 63 Street and Woodward Avenue

Dear Mr. Popovich: 

Please accept this letter as a request by FL Cedar, LLC (Owner) for approval of the application for 
Special Use for a Drive-Thru, Amendment to Existing PUD, and a Plat of Subdivision. 

The original Petition for Plan Commission of this PUD Amendment was summited to the Village of 
Downers Grove on November 29, 2016 under Village Project No. 16-PLC-0062.  Upon Village review, 
the PUD Amendment was approved by the Village Council (Ordinance No. 5640 and 5641) on August 8, 
2017.  Since that time, the end user has chosen to modify the total square footage of the proposed 
Walgreens facility.  As a result of this change, the site plan and parking configuration has been updated 
accordingly.  Furthermore, the proposed lot configuration has been adjusted based on the revised site 
plan.  A convenience store, pharmacy, and drive thru pharmacy will remain part of the new Petition for 
Plan Commission. 

The project site is located at the southwest corner of 63rd Street and Woodward Avenue.  The project 
site is approximately 1.6 acres, and it is currently occupied by an existing building. This existing building 
was formerly used as a restaurant. The site has frontage along the 63rd Street to the north and 
Woodward Avenue to the east.  The south and west boundaries are abutting the existing shopping 
center parking lot and drive aisles.  The project site has access to 63rd Street and Woodward Avenue via 
the existing shopping center.  The site is currently zoned B-2 PD (General Retail Business Planned 
Development).

The Owner proposes to demolish the existing unoccupied building and construct a new 10,500 SF 
Walgreens store including a pharmacy drive-thru, 41 parking spaces, and associated landscaping. The 
Walgreens will consist of a convenience store, pharmacy, and drive thru pharmacy.  The store will 
employ approximately 35 part-time and full-time employees that will work on various assigned shifts.  
The hours of operation are proposed to be 8:00 am to 10:00 pm for the store and 8:00 am to 8:00 pm for 
the pharmacy and the drive-thru.  The Owner is proposing to combine the existing dual access points off 
of 63rd Street into one access point.  Coordination with DuPage County Division of Transportation is 
ongoing.

In addition to the proposed Walgreens, the Owner is also coordinating with the Village on providing
numerous upgrades to the existing shopping center including existing façade improvements, asphalt 
repairs to the east-west drive aisle and north parking lot, asphalt repairs and traffic calming measures to 
the rear drive aisle in the southern portion of the shopping center, and landscaping improvements to the 
shopping center parking lot.  The referenced overall shopping center improvements are currently under 
review by the Village of Downers Grove Staff, and an ordinance approving the Amendment to Planned 
Unit Development (P.U.D.) was approved by the Village Council (Ordinance No. 5641) on August 8, 
2017. 



The proposed Walgreens is a permitted use by right in the B-2 General Retail Business district.  The 
drive-thru requires a Special Use approval.

For additional detailed information, please also refer to the submitted plans titled Proposed Walgreens,
dated 12/20/2017 (Revised 01/18/18) prepared by Manhard Consulting, as well as plans, elevations and 
renderings dated 12/20/2017 (Revised 01/18/18) prepared by Camburas & Theodore, Ltd.

The requested Special Use Approval, Plat of Subdivision, and Amendment to Existing PUD are in 
conformance with the Village Municipal Code standards and the following is the evidence to support 
these request:

Request for Special Use Approval Criteria (Section 28.12.050.H) 

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 consistent 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 proposed use is expressly authorized as a special use in the B-2 General Retail 
Business district.

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 use at the proposed location is necessary and
desirable as it provides a convenience to the community as well as additional safety for 
customers of the pharmacy.  Customers, as a result of the drive-thru facility, are not required to 
park, exit their vehicle, and walk into the store in order to get a prescription filled. 

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 will be a benefit to the health, safety, and general welfare of the 
community as the drive thru provides for additional safety as customers are not required to park, 
exit their vehicle, and walk into the store in order to get a prescription filled.  The proposed use 
will not be injurious to property values or improvements in the vicinity as there will be a newly 
constructed building, new parking lot, new landscaping, and a new ADA accessible route from 
the building to the adjacent roadway right-of-way.  These proposed improvements will be in 
conformance with the Village Municipal Code and standards. 

Request Amendment to Existing PUD (Section 28.12.040.C.6) 

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. 12.030I in the case of new Planned 
Unit Development proposals; This is an existing PUD.

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; The PUD Development Plan is
consistent with the comprehensive plan as this site is located within the Corridor Commercial 
area.  

c. whether PUD development plan complies with the PUD overlay district provisions of Sec. 4.030; The 
PUD Development plan is in conformance with the vision and goals of the comprehensive plan.



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; and The 
public benefits are greater than those that would have resulted from the conventional zoning 
because of the added convenience to the community as well as additional safety for customers 
who are not required to park, exit their vehicle, and walk into the store in order to get a 
prescription filled.  

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. The proposed use is unobtrusive and does not create noise issues.  The proposed use is 
buffered effectively by not only the natural terrain, but by both 63rd Street and Woodward Avenue 
to the north and east respectively. 

Planned Unit Development Overlay District Provisions (Section 4.030.A.2) 

Different types of PUDs will achieve different planning goals. In general, however, PUDs should include 
elements that further some or all of the following objectives:  

a. implementation of and consistency with the comprehensive plan and other relevant plans and policies; 
The subject site is located in, and consistent with, the Corridor Commercial area.

b. flexibility and creativity in responding to changing social, economic and market conditions allowing
greater public benefits than could be achieved using conventional zoning and development regulations; 
Not applicable

c. efficient and economical provision of public facilities and services; Not applicable

d. variety in housing types and sizes to accommodate households of all ages, sizes, incomes and 
lifestyle choices; Not applicable

e. compact, mixed-use development patterns where residential, commercial, civic and open spaces are 
located in close proximity to one another; Not applicable

f. a coordinated transportation system that includes an inter-connected hierarchy of facilities for 
motorized and non-motorized travel; The existing subject site includes cross access drive aisles for 
motorized travel that connect Woodward Avenue and Belmont Road without having to utilize 63rd

Street.  The proposed development will utilize these existing cross access drives.  Additionally, 
the reduction of dual access points along 63rd Street to a single access point is an increase in 
the safety of the public.  Non-motorized travel will be accommodated by the proposed accessible 
route from the front of the proposed building to the existing sidewalks at the southwest corner of 
63rd Street and Woodward Avenue.

g. high-quality buildings and improvements that are compatible with surrounding areas, as determined 
by their arrangement, massing, form, character and landscaping; In addition to the proposed 
Walgreens, the Owner is also coordinating with the Village on providing numerous upgrades to 
the existing shopping center including existing façade improvements, asphalt repairs to the east-
west drive aisle and the north parking lot area, asphalt repairs and traffic calming measures to 
the rear drive aisle in the southern portion of the shopping center, and additional landscaping in 
the existing shopping center parking lot. The referenced overall shopping center improvements 
are currently under review by the Village of Downers Grove. 

h. the protection and enhancement of open space amenities and natural resource features; In addition 
to the proposed Walgreens landscaping and open space, the Owner is also coordinating with the 
Village on providing numerous landscaping improvements within the existing shopping center 
parking lot. The referenced overall shopping center improvements are currently under review by 
the Village of Downers Grove.



i. the incorporation of sustainable development features including green infrastructure practices in 
landscapes and parking area, to maximize the aesthetic and water quality benefits of best practices in 
stormwater management; and The proposed Walgreens landscaping and open space meets, and in 
some cases exceeds, the Village Municipal Code and standards.

j. attractive, high-quality landscaping, lighting, architecture and signage, including the use of native 
landscaping that reflects the unique character of the village and the surrounding area. The proposed 
Walgreens landscaping, open space, lighting, and signage meets the Village Municipal Code and 
standards and does reflect the unique character of the village.  The numerous upgrades to the 
existing shopping center façade, parking lot, and landscaping will also provide a significant 
enhancement to the surrounding area. The referenced overall shopping center improvements 
are currently under review by the Village of Downers Grove.

Developer’s Statement of Intent Section 4.030.D

The proposed project is an amendment to an existing PUD and consists of the demolition of an 
existing building (former restaurant) and construction of a new 10,500 SF Walgreens store 
including a pharmacy drive-thru, 41 parking spaces, new site lighting, and landscaping. The 
project also includes numerous upgrades to the existing shopping center including existing 
façade improvements, asphalt repairs to the east-west drive aisle and the north parking lot area, 
asphalt repairs and traffic calming measures to the rear drive aisle in the southern portion of the 
shopping center, and additional landscaping in the shopping center parking lot.

There are many benefits to the existing shopping center, the surrounding area, and the 
community.  Access to over the counter and prescription medication is a rudimentary need and a 
necessity to the community.  The proposed drive-thru will be a benefit to the health, safety, and 
general welfare of the community as the drive thru provides for additional safety as customers 
are not required to park, exit their vehicle, and walk into the store in order to get a prescription 
filled.  The reduction of dual access points along 63rd Street to a single access point is an 
increase in the safety of the public.  The new ADA accessible route from the building to the 
adjacent roadway right-of-way will provide a benefit to the pedestrians along Woodward Avenue 
and 63rd Street. The numerous upgrades to the existing shopping center will enhance the overall 
appearance of the shopping center while also making the shopping center much better and safer 
for the community.

We appreciate the opportunity to present this project to you for approval. If you have any questions or 
require additional clarification, please do not hesitate to contact us at 773-571-4199. 

Sincerely,

Perrine Knight
FL Cedar, LLC
Perrine Knighthththhthththhthhhthhthhhthhthhhthththhthhhhthththhhhhthththttthttttttttththttttttthhttttttttttttttt
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.plp Parking Lot Perimeter

.pli Parking Lot Islands

.si Signage Landscaping

.scr Screening Landscaping

Village of Downers Grove Required Landscaping

PARKING LOT PERIMETER (.plp)

Requirement: When a parking lot is located across the street from a
residential zoning district, parking lot perimeter landscaping must be
provided along 100% of the street frontage.  When across from a
nonresidential zoning district, landscaping must be provided along at
least 75% of the parking lot perimeter.  Shade trees to be provided at a
rate of at least one tree per 30 lf of street frontage.  Parkway trees may
be counted.

63rd Street:  235 LF @100% landscaping and 8 trees (incl. bldg)

East & West Sides: 139 LF (Each side) @ 50% landscaping and 5
trees each side

On Plan - 18 canopy trees total (plus 4 additional at entrance)
63rd Street  = 100% screening
E & W Sides = 50% screening

PARKING LOT ISLANDS (.pli)

At least one shade tree must be provided for each 150 sf of landscape
island.  Islands must be located at the end of each parking row and
between every 20 spaces.

At least 50% of every landscape island and landscape divider median
must be planted with live plant material, such as perennials, ground
cover, shrubs, or turf grass to a maximum height of 30 inches at
maturity.

Required - 11 shade trees in islands, 50% coverage with live 
plant material (1650 sf of islands)

On Plan - 11 shade trees in islands, more than 50% coverage 
with live plant material

SIGNAGE LANDSCAPING

The base of all monument signs must be landscaped.  Signs must be
surrounded by a landscaped area of at least 3 ft.in width.

On Plan - Meets ordinance

SCREENING LANDSCAPING

Screening of refuse areas must be screened with a wall or other
screening material providing at least 80% direct visual screening at
least 6' in height.

On Plan - Screening wall and landscaping; meets ordinance

TURF GRASS

157-
000223

GLENN M.
CHRISTENSEN

Note: 4" of shredded bark mulch in all beds unless otherwise noted

Plant List
Key Quantity Common Name Botanical Name Size Comments

Canopy Trees

ACFR 9 AUTUMN BLAZE MAPLE Acer freemani 2.5" BB

GIBI 9 GINKGO (MALE) Ginkgo biloba  'Autumn Gold' 2.5" BB

GLTI 7 SKYLINE HONEYLOCUST Gleditsia tricanthos inermis 2.5" BB

QURU 9 RED OAK Quercus rubra 2.5" BB

Deciduous Shrubs

COSA 5 ARCTIC SUN DOGWOOD Cornus sanguinea 'Cato' 36" HT

HYLL 13 LITTLE LIME HYDRANGEA Hydrangea 'Little Lime' 36" HT

ROSK 15 KNOCKOUT SHRUB ROSE Rosa 'Knockout' 36" HT

SYMB 15 BLOOMERANG LILAC Syringa 'Bloomerang Purple Lilac' 36" HT

Evergreen Shrubs

JUCK 29 KALLAY COMPACT JUNIPER Juniperus chinensis 'Kallay' 36" HT

Ornamental Grasses

CALK 26 FEATHER REED GRASS Calamagrostis acutiflora 'Karl Forerster' #1

MISP 26 PURPLE MAIDEN GRASS Miscanthus sinsensis  'Purpurascens' #1

PEAH 18 DWARF FOUNTAIN GRASS Pennisetum alopecuroides  'Hameln' #1

Groundcovers

GERR 24 ROZANNE GERANIUM Geranium 'Rozanne' #1 Planted 30" O.C.

Landscaped Open Space Table

Requirement: 10% of lot to be landscaped open space.  At least 50% of
the landscaped open space must be located in the street yard.

Area %
Lot 3 Impervious Surface 34,882 sf 74%
Lot 3 Landscaped Open Space 12,256 sf 26%
Lot 3 Area 47,138 sf 100%

Lot 3 Street Yard Open Space 10,163 sf 83%
Lot 3 Non- Street Yard Open Space   2,093 sf 17%
Lot 3 Landscaped Open Space 17,471 sf 100%

*SOD PER WALGREENS SPECS
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Trip Generation Manual Table 1



Land-
Use

Code

Weekday Morning
Peak Hour

Weekday Evening
Peak Hour

Saturday Midday 
Peak Hour

Daily 
Two-Way 

Traffic
Type/Size In Out Total In Out Total In Out Total Total

Approved Development Plan

Pass-By Trip Reduction 
(50%): -13 -12 -25 -36 -36 -72 -30 -30 -60 -702

Total New Trips Generated:

Current Proposed Development Plan

Pass-By Trip Reduction 
(50%): -10 -8 -18 -26 -26 -52 -21 -22 -43 -509

Total New Trips Generated:

Difference



Figure 1



Aerial View of Site Location Figure 1

SITE



Existing Roadways

63rd Street (DuPage County Route 38)

Woodward Avenue

Existing Traffic Volumes

Figure 2



4



Traffic Operations of the 63rd Street/Woodward Avenue Intersection

Table 1
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Development Traffic Generation

Trip Generation Manual

Table 2

Table 3



Land-
Use 

Code

Weekday Morning
Peak Hour

Weekday Evening
Peak Hour

Saturday Midday 
Peak Hour

Daily 
Two-Way 

Traffic
Type/Size In Out Total In Out Total In Out Total Total

Pass-By Trip Reduction 
(50%): -13 -12 -25 -36 -36 -72 -30 -30 -60 702

Total New Trips Generated: 



Peak Hour 
Eastbound Westbound Northbound Southbound

Overall
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Potential Intersection and Roadway Improvements
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o
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Conclusion





Traffic Count Summary Sheets
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--- Messages ---

WARNING: Since queue spillover from turn lanes and spillback into upstream intersections is not 
accounted for in the HCM procedures, use of a simulation tool may be advised in situations where the
Queue Storage Ratio exceeds 1.0.

WARNING: The shared-plus-exclusive turn lane solution is an approximation of the HCM method, because
more than three lane groups cannot be accommodated.  Input data for Percent Turns in Shared Lane are
used to specify proportion of turning vehicles in the shared lane.

--- Comments ---
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