
VILLAGE OF DOWNERS GROVE 

PLAN COMMISSION 
 

VILLAGE HALL COUNCIL CHAMBERS 

801 BURLINGTON AVENUE 

 

August 1, 2016 

7:00 p.m. 

 

AGENDA 

1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes – July 11, 2016  

4. Public Hearings 

a. 16-PLC-0023 (continued from June 6 and June 27, 2016): A petition 

seeking approval of a Special Use to allow an office use to provide more 

than 4.5 parking spaces per 1,000 square feet of floor area and a Rezoning 

from M-1, Light Manufacturing to O-R-M, Office-Research-

Manufacturing.  The property is located on the northwest corner of 

Warrenville and Finley Road, commonly known as 2200 Warrenville Road 

(PINs 08-01-400-004, and -006).  Adam Stokes, Agent of Nicolson Porter 

& List, Inc. and Arbor Vista LLC, Petitioners; Arbor Vista LLC, Owner.   

b. 15-PLC-0008 (continued from July 11, 2016): A petition seeking 

approval of a Planned Unit Development, a Rezoning from B-3, General 

Services and Highway Business to B-3/PUD, Special Use and Right-of-

Way Vacation of the Alley to redevelop a fueling station and car-wash. The 

property is currently zoned B-3, General Services and Highway Business. 

The property is located on Ogden Avenue between Seeley and Oakwood 

Avenue, commonly known as 1401 - 1445 Ogden Avenue, Downers Grove, 

IL (PINs 09-06-405-001, -007, -008, -009, -010, -026). Michael Green, 

Petitioner and Delta Sonic Car Wash Systems, Inc., Owner.  

c. 16-PLC-0032: A petition seeking approval of a Special Use to allow 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, between Lee Avenue and Downers Drive, commonly 



known as 1620 Ogden Avenue, Downers Grove, IL (PIN 09-06-302-006). 

Local Community Signs, LLC, Owner. 

d. 16-PLC-0033: A petition seeking to amend the existing Special Use 

Ordinance to allow all uses expressly permitted in the M-1 Zoning District. 

The property is currently zoned M-1, Light Manufacturing.  The property is 

located on Wisconsin Avenue, 480 feet west of Belmont Road, commonly 

known as 2300 Wisconsin Avenue, Downers Grove, IL (PIN 08-12-407-

006). MacNeil Real Estate Holdings, LLC, Owner. 

5. Adjournment 

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

PUBLIC HEARING 
  

JULY 11, 2016, 7:00 P.M. 
 
 
Chairman Rickard called the July 11, 2016 meeting of the Downers Grove Plan Commission to 
order at 7:00 p.m. and led the Plan Commissioners and public in the recital of the Pledge of 
Allegiance.   
 
ROLL CALL:  
 
PRESENT: Chairman Rickard, Mr. Cozzo, Mr. Cronin, Ms. Gassen, Ms. Hogstrom, Mr. Quirk, 

Mr. Thoman  
 
ABSENT:   Ms. Johnson, Mrs. Rabatah, ex-officios Mr. Livorsi, Ms. Lupesco, Mr. Menninga 
 
STAFF:  Community Development Director Stan Popovich, Planner Rebecca Leitschuh, 
 
VISITORS: Kathleen West with Delta Sonic, 111 E. Jefferson Ave., Downers Grove; Jeff Leitz 

and Jason Dutkovich with CVG Architects, 1245 E. Deihl Rd., Naperville; Bob 
Long, 1864 Grant St., Downers Grove; Rich Kulovany, 6825 Camden Rd., Downers 
Grove; Scott Richards, 1130 Warren Ave., Downers Grove; Saralee Weaver, 4032 
Joslynn Rd., Downers Grove; R.C. Good, 741 Farley, Downers Grove; Skip and 
Roberta Muehlhaus, 1868 Grant St.; Downers Grove; Mr. Robert Harunger, 4123 
Northcott, Downers Grove; Brian Nessbaum with Sus, Arnold & Schoenback; Mr. 
Kent Conness, 1846 Grant St., Downers Grove; Ms. Cathy Fritts 4417 Stonewall, 
Downers Grove, Mr. John Kahovec, 406 Lincoln Ave., 

 
APPROVAL OF MINUTES 
 
JUNE 27, 2016 MINUTES – MOTION BY MR. COZZO, SECONDED BY MR. THOMAN, 
TO APPROVE THE MINUTES, AS REVISED.  A change was noted on the bottom of Page 4, 
last five words of sentence, the chairman recalled that he was talking about a stepping down effect 
“when traveling down Main Street” when the verbiage should have been “when traveling 
perpendicular to Main Street” where he noted the short buildings are at the street and increase the 
height as one goes back from the street, not down the length of the street.   
 
MOTION CARRIED BY VOICE VOTE OF 6-0-1 (MS. HOGSTROM ABSTAINS.) 
 
PUBLIC HEARINGS:   
 
Chairman Rickard explained the protocol for the public hearings and swore in those individuals that 
would be speaking on the petitions below.   
 
FILE 15-PLC-0008 – Petition for a Planned Unit Development, a Rezoning from B-3, General 
Services and Highway Business to B-3/PUD, Special Use and Right-of-Way Vacation of the Alley 
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to redevelop a fueling station and car-wash. The property is currently zoned B-3, General Services 
and Highway Business. .  The property is located on Ogden Avenue between Seeley and Oakwood 
Avenue, commonly known as 1401 - 1445 Ogden Avenue, Downers Grove, IL (PINs 09-06-405-
001, -007, -008, -009, -010, -026). Michael Green, Petitioner and Delta Sonic Car Wash Systems, 
Inc., Owner.  
 
Chairman Rickard announced that the petitioner, via a memorandum to staff (dated 7/11/2016), has 
requested to continue this public hearing to the August 1, 2016 Plan Commission meeting. 
 
WITH RESPECT TO FILE 16-PLC-0008, MR. THOMAN MADE A MOTION THAT THE 
PLAN COMMISSION ACCEPT STAFF’S RECOMMENDATION TO GRANT THE 
PETITIONER’S REQUEST TO CONTINUE THE PUBLIC HEARING TO THE 
AUGUST 1, 2016 PLAN COMMISSION MEETING.   
 
SECONDED BY MS. GASSEN.   
 
MOTION CARRIED UNANIMOUSLY BY VOICE VOTE OF 7-0.   
 
 
FILE 16-PLC-0029 - A petition seeking approval for the Right-of-Way Vacation of an Alley. The 
adjacent properties are zoned R-4, Residential Detached House 4. The subject property is located on 
the north side of Franklin Street and runs north-south between the properties at 708 & 712 Franklin 
Street, 170 feet west of Stanley Avenue and 170 feet east of Prospect Avenue, Downers Grove, IL 
(09-08-204-022, -023). George Arnold, Petitioner and K-7 Builders, Inc., Owner. 
 
Village Planner, Rebecca Leitschuh, reviewed the petition, pointing out on the overhead that all of 
the surrounding properties were zoned R-4 Residential Detached.  She pointed out the right-of-way 
area that was being requested to be vacated – between Stanley Avenue and Prospect Avenue.   The 
petitioner is seeking to split the alley 50/50 between the two neighboring properties.  The total 
square footage being vacated is 2,062.5 feet, with 8.25 feet going to each property.  The two 
properties currently have 50 feet of lot frontage and the frontage would now increase for both 
properties by 8.25 feet.  Total square footage would increase from 6,250 sq. feet to 7,281.25 sq. 
feet. 
 
A plat of survey was placed on the overhead depicting the existing driveway that travels through the 
public alley which is accessed by the owners of the 708 address.  Per staff, the utility companies had 
no objections to the request; however, staff was requesting an easement across the subject area, 
which was standard procedure.   
 
Ms. Leitschuh then displayed the plat of vacation request and proceeded to summarize the goals of 
the village’s Comprehensive Plan, stating the proposal was consistent with the Comprehensive Plan 
and allowed flexibility for the property owners.  The proposed right-of-way vacation also met the 
four criteria under Resolution No. 2003-58, which criteria were reviewed in more detail by 
Ms. Leitschuh.  Referring to staff’s three recommendations, Ms. Leitschuh stated staff supported the 
petition.   
 
Questions to staff included whether this process was a new standard for the village as compared to 
going from street to street for vacations; whether a cross-access agreement would need to be entered 
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into; and would a new survey be created reflecting two new lots or could owner A sell his half to 
owner B (staff confirmed yes).  Responding to Mr. Quirk’s comment that with previous vacation 
requests, staff usually provided a plat of survey reflecting the new lot of record.  Ms. Leitschuh 
added that there were no new plans for development on either of the properties.  Further 
clarification followed by staff as to what could be constructed across the alleyway according to the 
easement language. 
 
Continuing, staff explained that the power line on the eastern lot line of the alley would remain 
unless the utility company had some reason to relocate it or if the owner wanted to pay for its 
relocation.  Asked who was responsible for the “apron” on the parkway, Dir. Popovich stated that 
the redeveloper of the 708 address would be financially responsible for removing the “apron” out of 
the parkway and the verbiage would be inserted into the permit being requested.   Setback 
requirements to power lines would fall under the purview of the utility company and would depend 
on the type of utility line being relocated.   
 
Questions followed regarding the value that was ascertained to the property and how it was 
calculated which Ms. Leitschuh explained to Mr. Quirk.  Mr. Quirk recommended reviewing the 
calculation of the value of land as it pertained to which zoning district it sat in, seeing there were 
probably different values per acre for the different zoning districts within the village.  He shared a 
couple of examples, but Ms. Leitschuh pointed out that the value calculation was under the direction 
of the village council as to how it should be calculated.   
 
Mr. Brian Nessbaum with Sus, Arnold & Schoenback, on behalf of petitioner Mr. George Arnold 
and the owners of 708 and 712 was present.  Mr. Nessbaum stated he read staff’s report, was in 
contact with staff, and had no issues with the report.   His client did intend to raze the existing home 
at 708 for future development. 
 
Chairman Rickard opened up the meeting to public comment.  No comments followed.  Public 
comment was closed and Mr. Nessbaum had no closing statement. 
 
Mr. Quirk believed the petition was appropriate and was pleased the village was taking the 
approach to allow property owners to own what is rightfully theirs.  Mr. Cozzo also believed the 
four criteria under Resolution 2003-58 were satisfied; the chairman concurred. 
 
WITH RESPECT TO FILE 16-PLC-0029, MR. THOMAN MADE A MOTION THAT THE 
PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL, TAKING INTO CONSIDERATION STAFF’S THREE (3) 
FOLLOWING CONDITIONS:   
 

1. THE VACATION SHALL SUBSTANTIALLY CONFORM TO THE STAFF 
REPORT DATED JULY 11, 2016; 

 
2. PRIOR TO FINAL VILLAGE COUNCIL CONSIDERATION, A MYLAR COPY OF 

THE FINAL PLAT OF VACATION SHALL BE PROVIDED INDICATING A 
PUBLIC DRAINAGE, UTILITY AND UTILITY ACCESS EASEMENT ALONG 
THE ENTIRE LENGTH AND WIDTH OF THE ALLEY TO BE VACATED; AND 
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3. PRIOR TO EXECUTION OF THE PLAT, THE PETITIONER AND PROPERTY 
OWNER OF 712 FRANKLIN STREET SHALL PAY THE VILLAGE A TOTAL OF 
$8,601.92 ($4,300.96 EACH). 

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

MS. HOGSTROM, CHAIRMAN RICKARD 
NAY: NONE 
 
MOTION CARRIED.  VOTE:  7-0 
 
 
FILE 16-PLC-0009 – Petition for a Planned Unit Development, a Rezoning from B-3, General 
Services and Highway Business to B-3/PUD, General Services and Highway Business/PUD and 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 Ogden Avenue at the T-intersection of 
Lacey Road and Ogden Avenue, commonly known as 1815 Ogden Avenue, Downers Grove, IL 
(PINs 09-06-304-013 & -014). Brad Webb, Petitioner and ALDI Inc., Owner. 
 
Community Development Director Stan Popovich reviewed the petitioner’s request and located the 
property on the overhead.  Elevations of the proposed dealership building were also depicted.  The 
building will sit in the center of the site.  Functions within the building were pointed out and a 
second floor would house offices for the dealership.   Two accesses into the site were pointed out – 
one at the west end, as a right in/right out onto Ogden Avenue, and one at the east end, as a full 
access.  Packey Webb Ford will provide a cross-access point to access the Star Motors property.  
Parking was highlighted on the site plan.  Per staff, the petitioner was not planning to construct a 
stand-alone car wash building at this time, but did intend to pursue approval of one in case it wanted 
to construct a car wash in the future.  If constructed, the car wash would sit west of the main 
building.  Currently there was a car wash bay within the main building. 
 
Truck turning exhibits were reviewed by Director Popovich, noting car carriers could enter the site 
from the west and then exit on the east.    
 
Staff pointed out that the existing wetland would be impacted based on the environmental 
remediation plan with the Illinois Environmental Protection Agency (IEPA).  The wetlands would 
be remediated via a fee-in-lieu to a remediation bank.  Water flow and drainage for the site was 
reviewed.  Director Popovich stated that the petitioner plans to construct three (3) basins:  one as an 
open air basin, one as a detention basin located east of the building, and one smaller one located at 
the northeast corner.  All basins were designed to meet the village’s stormwater ordinance.  Per 
staff, the stormwater engineering and public works staff did review the plans and both departments 
indicated the proposal would meet the stormwater floodplain ordinance.   
 
Next, a review of the landscape plan followed.  No trees would be located in the detention basin 
area.  Screening for the south property line would not take place because it would interfere with the 
water flow capacity needed to get through the swale, as cited by staff and the engineers.  A solid 
fence would be inserted in its place.   
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Per staff, a summary of the petitioner’s neighborhood meetings were referenced in the 
commissioners’ packets.  And, after the neighborhood meeting, the developer reduced the size of 
the proposed building based on their requirements.  Per staff, the proposal did meet the village’s 
comprehensive plan, the criteria under the zoning ordinance, and all of the standards for approval 
under the Planned Unit Development, special use standards, and rezoning standards.  The project 
was a desirable development for the community.  Staff recommended the commission forward a 
positive recommendation with the conditions listed in its staff’s report.   
 
Commissioner questions raised included whether there was a signalized light proposed at Lacey 
Avenue (no) ; whether staff agreed with the traffic counts (staff concurred); and where would the 
water flow if it exceeded the 100 year flood event (overflow north onto Ogden Avenue, picked up 
by the LPDA in the southeast corner , then flow over the parking lot).   Asked if the petitioner 
considered pavers for the parking lot, staff stated the petitioner decided to install the required 
underground water storage to accommodate the additional pavement on-site.  Ms. Hogstrom asked 
staff to explain where the off-site wetland mitigation took place, wherein Director Popovich 
explained that mitigation would happen at the permit stage but he was not sure where the mitigation 
would occur.   
 
Regarding the request for increased signage, Ms. Hogstrom asked if there were other nearby 
developments that had similar requests, wherein Director Popovich stated that X-Sport on Finley 
Road and the Art Van Furniture Store were approved developments with similar signage requests.  
Staff then confirmed that the lighting photometrics plan met the village’s requirements and would 
further meet the village’s lighting requirements, at the property lines, for non-residential businesses 
located next to residential areas.  Per another question about audible “paging”, Director Popovich 
understood paging would be done via telephone and no outdoor paging system would exist.    
 
Lastly, Director Popovich explained in detail the three-year wetland monitoring maintenance 
program that was required by the petitioner and which was in accordance with the village’s 
stormwater ordinance.   
 
Applicant, Mr. Jeff Leitz, with CVG Architects, 1245 E. Diehl Rd., Naperville, stated he 
represented the owner, Brad Webb.  He introduced the development team:  wetlands consultant, 
Tom Mangan, with Geothink; construction manager, Scott Ledbetter, with International 
Contractors; and civil engineer, Jeff Nance, with R.A. Smith.   
 
Mr. Leitz summarized the property was vacant for the past 30 years, it was contaminated with 
wetlands present, and reasons existed as to why the property was not developed.  It was “not a 
simple site.”   A history of the project followed with Mr. Leitz noting that the team was trying to 
work with staff and a number of agencies on the best approach to make the project a success.  
Details followed.   
 
Regarding the site plan, Mr. Leitz confirmed there were 815 parking spots on-site, pointing out that 
the car dealership would act as a display for the product being sold, which was why the lot was 
landscaped over 20%.  As to the neighborhood meeting that took place, Mr. Leitz stated he was 
considerate of the neighbors, but also stated that more lighting would be installed on the property 
than what currently exists – and the petitioner was meeting the village’s standards.  He elaborated as 
to what would be installed along the various property lines:  full vision landscape screening on the 
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south property line with board on board fence; evergreens planted on the west property line; and a 
full vision fence along the western property line to block lighting from the residents.   
 
Mr. Leitz agreed that loud noise on the site was a concern, and, as voiced at the neighborhood 
meeting but that communications on-site would continue via cell phones or two-way radios.  
Speakers would be attached on the exterior of the building for those few instances where someone 
had to be contacted.   As to the future car wash and its location, Mr. Leitz, stated the southern line 
of the car wash was 130 feet from the property line.  The internal equipment for the car wash was 
not purchased at this time, but Mr. Leitz stated he was aware of the village’s noise ordinance and 
would not create a “disturbance to the neighbors”.   
 
Responding to the concerns voiced at the neighborhood meeting Mr. Leitz explained that a sanitary 
easement will be placed along the east and west property lines to accommodate any future sanitary 
needs.  As to using a paver-block system instead of asphalt, pavers could not be used due to the 
site’s contamination.  Elevations of the building were depicted on the overhead with Mr. Leitz 
addressing the two-sided silver “brand wall” which element was similar to the Packay Ford.  The 
reason for its increased size was to keep it proportionate to the building and to have the sign visible 
from the east- and west-bound traffic.  No monument or pylon signs were being requested by the 
petitioner.  Details of the building’s material followed with Mr. Leitz explaining the building would 
be a “lantern” at night so that customers could see the building and purchase more vehicles.  
Delineation of the parking spaces were noted.   
 
Hours of operation were as follows (including the future car wash for customers):  Monday through 
Friday, 7:00 a.m. to 9:00 p.m.; Saturday - open until 6:00 p.m.; and closed on Sunday.  Mr. Leitz 
pointed out the location for on-site delivery of new vehicles via a car-carrier.  Addressing a question 
about the parking study and why the structure was decreased in size, Mr. Leitz indicated it had to do 
with economics and nothing to do with the number of vehicles to sell or the customers to draw.  
 
Further questions followed as to what happened with the excavated soil on the site (mined per IEPA 
requirements); the status of the reported documentation to the IEPA; and whether the landscaper 
could review the list of native plantings again.   Signage details were also reviewed.   
 
Chairman Rickard opened up the meeting to public comment. 
 
Mr. Scott Richards, 1130 Warren Ave., Downers Grove, was disappointed that another car 
dealership was being proposed for the large parcel and believed it was a waste of property.  He 
voiced concern that a signalized light was not being installed at Ogden and Lacey Avenue for safety 
purposes and due to the proposed senior housing that was to be constructed.   
 
Mr. Kent Conness, 1846 Grant St., Downers Grove, voiced concern that at the March 9, 2016 
neighborhood meeting there comments about the project using TIF funds, which he did not believe 
this site needed.  Also at the same meeting there was reference made to a 10-year agreement for a 
sales tax rebate from the village.  Mr. Popovich stated that specific aspect would be addressed at the 
village council level should this petition move forward.   
 
Continuing, Mr. Conness stated the sales tax rebate should be available to all businesses and not just 
certain ones.  His other concerns included light pollution, light reflection, no landscape screening or 
fencing at the southeast corner of the site and outside speakers.  The current site was a quiet, green 
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10-acre oasis on Odgen Avenue and would now become noisy.  Environmental contaminants were 
on the property.   
 
Ms. Cathy Fritts, 4417 Stonewall, Downers Grove, was surprised that she and her husband were not 
“invited” to the March 9th neighborhood meeting since the rear of their lot backed up to the 
proposed site.   She believed all owners surrounding the property should have been included.  She 
agreed that traffic on Ogden Avenue was an issue.  She asked for the height of the fence that was 
going to be installed (6 feet) and where test driving was going to take place. 
 
Mr. John Kahovec, 406 Lincoln Ave., Downers Grove, attended the March 9 neighborhood meeting 
and did see some changes in the plan from that meeting.  Referring to Sheet No. C-11 of the plans 
depicting the wetlands, he believed the petitioner was going to push the wetlands further south into 
the residential properties, devalue the property, not landscape as originally discussed at the 
neighborhood meeting, and was creating more issues by moving the natural flow of water in the 
area.  Because TIFs and sales tax rebates were being used, he believed the residents should have 
more say in the development around the residential areas and figure out a way to preserve more of 
the natural wetlands.  He did not believe that just because a developer says he uses Best 
Management Practices that he does it.   He asked the petitioner to identify where the contaminated 
soil would be buried.  He also requested that the residents be protected from the lighting and noise 
from the future car wash.   
 
Mr. Robert Harunger, 4123 Northcott, Downers Grove, resides north of the project and agreed with 
many of the prior statements made.  He would have preferred a mixed use development on the 
parcel.  Since the petitioner was a long-time business owner, Mr. Harunger stated he would not be 
in favor of using TIF funds or tax incentives for the parcel and for the intended purpose.  He 
believed a traffic signal at Lacey would solve the traffic issues on Ogden Avenue, provide access to 
the dealership and to the neighborhood to the north where a senior residence was currently being 
planned.  It would also provide an additional crosswalk for pedestrians.   
 
Mr. Skip Muehlhaus, 1868 Grant St., Downers Grove believed it would be more appropriate to 
place a signal at Lee Street versus Lacey.  He recommended removing the contaminated soil off-site 
versus keeping it on-site only because then a paver system could be considered versus asphalt, 
similar to Star Motors, which would assist with the water problem.   
 
Mr. Robert Harunger returned, stating that pavers would be a positive over asphalt since it was 
aesthetically pleasing and accomplished a drainage issue.  However, leaving the contaminated soil 
on-site was feasible versus running into EPA issues when it is relocated off-site.   
 
After hearing no further comments, Mr. Leitz returned to the podium to respond to some of the 
questions raised.  Discussing the lighting trespass in the southeast corner of the site, he explained 
that because of the way the stormwater was designed, installing any landscaping or fencing would 
deter the drainage from the property.  As for outside speakers, if there was a case where someone 
had to be contacted, there was no choice.  Test driving would be taken out of the neighborhoods but 
he could not guarantee that.  (Mr. Cozzo recommended that the dealership inform its sales reps to 
keep vehicles out of the neighborhoods.)  Mr. Leitz also apologized to the resident who did not 
receive an invite to the neighborhood meeting and offered to sit down with her to review the plans if 
she preferred.   
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Mr. Tom Mangan from Geothink, 611 Stevens St., Geneva, was present to answer questions 
regarding the environmental issues of the project.  He explained in detail the flow of water from the 
current wetland (and its contaminants) along the southern part of the site into the larger wetland 
located at the southeast corner of the site.  Details followed on how the mitigation would take place, 
how the surface contamination would be removed out of the wetland area and across the majority of 
the site, as well as the steps taken to alleviate some of the flooding issues in the neighborhood.   
Contaminated soils would be relocated (and separated) to the southeast corner of the site.   Details 
of the property’s grading also followed, with Mr. Mangan noting that when the process takes place, 
there will be a health and safety plan on-site, one with the IEPA, and one with the village due to 
possible mercury and PNA exposure.   
 
Mr. Quirk asked what the cost difference was for burying the contaminated soil on-site versus 
hauling it off-site, wherein Mr. Mangan explained it would cost anywhere from $2.5M to $3.0M to 
haul the soil off-site and by keeping it on-site the cost was half, he estimated.  Proper engineering 
and safeguards would take place on the site.   
 
As for the traffic signal, Mr. Leitz summarized that the traffic study was for a future stop light but 
that it was not in the works for Packey Webb nor the village at this time.  However, if the topic was 
to be discussed again, he said Packey Webb was willing to discuss it.  As for the white color on the 
building, Mr. Leitz explained white was one of the colors required by Ford and, yes, there would be 
some reflection.  Other than the security lights, the lot lights would be turned off at 9:00 P.M.    
 
Mr. Leitz and the chairman proceeded to discuss whether the proposed parcel could be seen 
standing from the south property line when the trees were in full bloom, wherein Mr. Leitz stated 
the view was screened by the tree line.   
 
However, Mr. Jared Fritts, 4417 Stonewall Ave., came forward and stated he resides at the 
southwest corner of the proposed lot and he could see the lot.  He stated he could see the lights from 
Star Motors and would see the lights from the proposed dealership, especially off a white building.   
 
Given the above statement, Mr. Leitz believed that since Mr. Fritts could see the lighting through 
the trees, he did not believe adding trees was going to screen the lot anyway.   Conversation 
followed as to why the wetland, north of the tree line, was being located south towards the 
residents.  Mr. Mangan responded that the trees were contaminated along the southern property line.   
 
Mr. Fritts inquired as to why Aldi, the current property owner, was not being included in these 
discussions, since contaminated soils were being moved around on the property. 
 
Mr. Leitz closed by summarizing that the petitioner has, over the past eight months, gone through 
many designs and engineering and was making the site better environmentally for the dealership.  
The petitioner was excited to become part of the community and be a good neighbor.   
 
Per Ms. Gassen’s question about lighting shields being used, Mr. Leitz said some shields would be 
used on the lights to cut down on glare, along with aimed LED lighting.  He confirmed there was 
going to be “more light on this site” but that it would be minimized at all property lines.   
 
Chairman Rickard closed the public hearing. 
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Asked if within the village there was a similar-sized “vessel” to house the stormwater, Director 
Popovich could not answer affirmatively, given that the parcel was one of the largest parcels to 
come in for redevelopment since the new ordinance was in effect.  However, he explained that the 
stormwater plans were sent to an outside engineering consultant who provided comments to staff, 
and staff was working with the petitioner.   Both, in-house village engineers and the outside 
consultants confirmed the proposed stormwater system met the stormwater ordinance requirements.   
 
Asked what the village’s current plans were regarding a proposed traffic light, Director Popovich 
explained to the chairman that past studies had shown that the traffic light would be better located 
somewhere other than the Lacey intersection.  Asked if the village was aware that contaminants 
were leaving the property and traveling to the lower wetland, Director Popovich shared that he did 
not review the IEPA reports and could not say one way or the other that the village was aware of 
what was going on, on-site.  He agreed it was beneficial to clean up the parcel, however.   
 
The chairman pointed out there were three parts to the approval for this petition and proceeded to 
read the associated standards.  Discussion followed on those standards that were met or not met.  No 
changes were voiced by the commissioners.  Next, commissioners discussed the standards under the 
request for a zoning amendment from B-3 to B-3 PUD.  Commissioners agreed all criteria was met.  
Lastly, the third portion, as it related to the request for a special use for a car dealership, 
commissioners agreed all three standards were met.   
 
Last comments from various commissioners included the following:  1) that the village consider 
implementing a traffic light in a location that does have traffic issues; 2) that the sign relief was 
warranted; 3) that the greenspace was a warranted request; and 4) that the future car wash be 
considered.  Mr. Cozzo believed there was a thorough study of the stormwater management and 
wetlands and applauded the petitioner for the amount of time and effort spent to mitigate the site.  
However, he was disappointed that no stop light was planned for the Lacey and Ogden intersection, 
given there was a senior housing facility being planned directly across the street.  Ms. Hogstrom 
concurred.  She also thought there was a village restriction for test driving through neighborhoods.  
Discussion followed on how test drives would be restricted/enforced as well as a discussion that the 
new development provided an opportunity to stop the run-off of contaminants onto private property. 
 
WITH RESPECT TO FILE 16-PLC-0009, MR. COZZO MADE A MOTION THAT THE 
PLAN COMMISSION RECOMMEND THE VILLAGE COUNCIL TO APPROVE THE 
REQUESTED PLANNED UNIT DEVELOPMENT, REZONING AND SPECIAL USE AS 
REQUESTED, SUBJECT TO THE FOLLOWING CONDITIONS:  
 

1.  THE PLANNED UNIT DEVELOPMENT, REZONING AND SPECIAL USE 
SHALL SUBSTANTIALLY CONFORM TO THE STAFF REPORT; 
ARCHITECTURAL AND PHOTOMETRIC DRAWINGS PREPARED BY CVG 
ARCHITECTS DATED JANUARY 29, 2016 AND LAST REVISED ON JUNE 28, 
2016 AND ENGINEERING AND LANDSCAPE DRAWINGS PREPARED BY R.A. 
SMITH NATIONAL DATED JUNE 10, 2016, EXCEPT AS SUCH PLANS MAY BE 
MODIFIED TO CONFORM TO THE VILLAGE CODES AND ORDINANCES.  

2. THE BUILDING SHALL BE EQUIPPED WITH AN AUTOMATIC 
SUPPRESSION SYSTEM AND AN AUTOMATIC AND MANUAL FIRE ALARM 
SYSTEM.  
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3. NO ADDITIONAL WALL OR MONUMENT SIGNS SHALL BE PERMITTED 
FOR THIS SITE THAT WOULD RESULT IN AN INCREASE IN OVERALL 
SIGN AREA.  

4. THE APPLICANT SHALL ADMINISTRATIVELY CONSOLIDATE THE TWO 
LOTS INTO ONE LOT OF RECORD PRIOR TO ISSUING A BUILDING 
PERMIT.  

5. THE APPLICANT SHALL PROVIDE A CROSS-ACCESS EASEMENT FROM 
THE EASTERNMOST OGDEN AVENUE CURB CUT TO THE CROSS-ACCESS 
DRIVE FOR THE PROPERTY TO THE EAST ON THE ADMINISTRATIVE LOT 
CONSOLIDATION.   

 
SECONDED BY MR. CRONIN.  ROLL CALL: 
 
AYE: MR. COZZO, MR. CRONIN, MRS. GASSEN, MRS. HOGSTROM, MR. QUIRK, 

MR. THOMAN, CHAIRMAN RICKARD 
NAY: NONE 
 
MOTION CARRIED.  VOTE:  7-0 
 
Director Popovich announced there will be four cases on the August 1, 2016 meeting agenda. 
   
THE MEETING WAS ADJOURNED AT 9:45 P.M. ON MOTION BY MR. QUIRK, 
SECONDED BY MR. CRONIN.  MOTION CARRIED UNANIMOUSLY BY VOICE VOTE 
OF 7-0. 
 
/s/ Celeste K. Weilandt   
 (As transcribed by MP-3 audio) 
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SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

16-PLC-0023  

2200 Warrenville Road 

 

Zoning Map Amendment 

(Rezoning), Special Use to Exceed 

Maximum Parking Requirements  

 
 

Scott Williams 

Planner 
 

REQUEST 
The petitioner is requesting approval of the following: 

 Zoning Map Amendment (Rezoning) from M-1, Light Manufacturing to O-R-M, Office-Research- 

Manufacturing; 

 Special Use to Exceed Maximum Parking Requirements 

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

GENERAL INFORMATION 
 

OWNER/APPLICANT: Arbor Vista, LLC 

 1300 West Higgins Road #104 

 Park Ridge, IL 60068 

 

PROPERTY INFORMATION 
 

EXISTING ZONING: M-1, Light Manufacturing 

EXISTING LAND USE: Vacant Light Industrial 

PROPERTY SIZE: 357,192 (8.2 acres)   

PINS:   08-01-400-004, -006 

 
SURROUNDING ZONING AND LAND USES 

   

 ZONING FUTURE LAND USE 

NORTH: Illinois Tollway  N/A 

SOUTH B-3, General Services and Highway Business  Corridor Commercial  

EAST: B-3, General Services and Highway Business  Corridor Commercial 

WEST: M-1, Light Manufacturing                  Office/Corporate Campus 

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. Location Map  

3. Project Summary/Narrative  
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4. Conceptual Site Plan/Elevations/Floor Plans   

5. Site Photos  

6. Plat of Survey 

7. Traffic and Parking Study 

 

PROJECT DESCRIPTION 
The petitioner is requesting approval of a Special Use to exceed the maximum allowance of 4.5 parking 

spaces per 1,000 square feet of floor area and a rezoning from M-1 (Light Manufacturing) to O-R-M 

(Office-Research-Manufacturing) to facilitate the construction of a two-story Class-A office building. 

The subject property is located at the northwest corner of Warrenville Road and Finley Road and is 

commonly known as 2200 Warrenville Road.   

 

The property is currently improved with two buildings across three lots formerly the Perkin Elmer Life 

Sciences buildings.  The site is accessed via a curb-cut off of Warrenville Road at the southwest corner of 

the property.   

 

The proposed tenant, although undisclosed at this point, is a Fortune 500 Company looking to construct a 

suburban headquarters to take advantage of the visibility and location of the site.  The company will be 

consolidating multiple divisions from different locations under one roof based on concepts including 

“hoteling,” telecommuting, shared work spaces, and others. 

 

The conceptual two story building with an open floor plan will be built in accordance with latest design 

efficiency trends in order to meet immediate and long-term employee staffing needs.  According to the 

research provided by the petitioner, whereas 250 square feet per employee was the standard for office space 

before the recession, the current standard is now approximately 175 square feet per employee. 

 

To provide enough parking for more employees working in shared or collaborative spaces, the parking ratio 

will be in excess of the maximum 4.5 spaces per 1,000 square feet of floor area the maximum allowed per 

section 7.020 of the Zoning Code.   Although the site plan is conceptual at this stage with the potential for 

the building size to change, the applicant is projecting an increased ratio of 7.2 parking spaces per 1,000 

square feet of floor area based on the company’s requirements and a previous parking study conducted by 

KLOA. 

 

The actual construction of the onsite parking occurs in two phases.  The first phase projects an initial peak 

demand of 6.5 cars per 1,000 square feet of floor area to accommodate up to 600 employees.  The second 

phase would then draw from the land bank to provide enough spots for 7.2 cars per 1,000 square feet of 

floor area to accommodate future employee growth (up to 660 employees).       

 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The Comprehensive Plan designates the subject property as Office/Corporate Campus, which is 

characterized by office uses with large-scale buildings and office parks in locations easily accessible from 

the I-88 & I-355 corridors.  It also states that the village should continue to support office development in 

these corridors and that they should be of high quality and consistent with the developments at Esplande 

and the Highland Landmark which places a greater emphasis on office versus industrial uses. 

 

Based on the comprehensive plan, staff recommended the petitioner seek rezoning from M-1 to O-R-M 

even though office uses in M-1 are currently permitted.  Based on the definition, O-R-M is the desired 

zoning district because the proposal is for a state-of-the-art corporate headquarters, and is the current zoning 

designation for the Esplanade and Highland Landmark developments. 
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Furthermore, this redevelopment of what is now a vacant industrial building would enhance the quality and 

appearance of the site.    The proposal is consistent with the Comprehensive Plan. 

 

COMPLIANCE WITH THE ZONING ORDINANCE 
The subject property is currently zoned M-1, Light Manufacturing.  The proposed development includes 

the rezoning to O-R-M, Office-Research-Manufacturing, and a corporate office is a permitted use.  The 

proposed building will have to comply with all other regulations of the Zoning Ordinance that will be 

addressed through the building permit review process. 

 
Parking 

 

Parking requirements for business and professional office use are 3 spaces per 1,000 square feet of floor 

area.  Parking ratios in excess of 4.5 spaces per 1,000 square feet of floor area are required to go through 

the special use process per section 7.020 of the zoning code. The petitioner is seeking approval to allow up 

to 7.2 cars per 1,000 square feet of floor area or 605 parking spaces.  A parking study and research on office 

space trends has been provided.   

 

Based on applying KLOA’s average peak parking demand ratio of 0.88, this translates into approximately 

528 parking spaces with another 17 visitor spaces during phase 1 of the project which makes a total of 545 

spaces.  The parking ratio for phase 1 is 6.5 spaces per 1,000 square feet of floor area.  For phase 2, the land 

bank would provide additional spaces to meet the average peak parking demand. This is projected to be 

581 parking spots with another 24 visitor spots making the total 605 spaces.  Overall, the petitioner is 

seeking approval for the Phase 2 maximum ratio of 7.2 spaces per 1,000 square feet of floor area.   

 

The higher parking ratios are attributed to multiple factors: efficiencies achieved by increasing employee 

density, lack of public transit servicing the area, and providing visitor parking.  Technology and 

collaborative spaces allow for more employees to work in shared space with reduced square footage per 

employee compared to the specifications of older Class-A office buildings.  Although the size of the 

building may change and an exact parking space count is not possible, the applicant is confident on 

accurately projecting the required parking ratios.   

 
ENGINEERING/PUBLIC IMPROVEMENTS 
All engineering provisions including stormwater regulations will be reviewed during the building permit 

process.  Any proposed development will be compliant with the Stormwater and Floodplain Ordinance.  At 

this time, no public improvements are required.   

  

PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention division reviewed the proposal and had no comments. 

 
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 Downers Grove Suburban Life.  Staff has received no 

inquiries or public comment. 

 
FINDINGS OF FACT 
The petitioner outlined the request in the attached narrative letter, conceptual site plan, KLOA parking study, 

and commercial real estate trend documentation.  Staff finds that the proposal meets the standards for granting 

the Rezoning and Special Use as outlined below: 
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Zoning Map Amendment – Rezoning 

Section 28.12.030.I. Review and Approval Criteria – Zoning Map Amendments (Rezoning) 

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 subject property is currently zoned M-1, Light Manufacturing and contains an unoccupied 

industrial building.  The surrounding properties are a diverse mix of zoning and uses. The adjacent 

property to the west as well as the rest of the properties north of Warrenville road are complementary 

office uses.  To the south is a gas station, and across Finley Road to the east is a car dealership.    This 

criteria is met. 

 

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

 The proposed improvements and rezoning will have no negative impact on surrounding property 

values.  It may have a positive impact because it is replacing an older industrial building with a high 

quality, corporate office development.  This criteria is met. 

 

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

health, safety and welfare. 

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

welfare of the community.  This criteria is met. 

 

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

 If the subject property were to remain M-1, allowed uses would continue to include building service, 

business support service, and consumer maintenance/repair. This does not complement the 

comprehensive plan with the future land use map showing this property as Office/Corporate Campus.  

This is the proposed use of the property, and it is more appropriate for this site to be rezoned to O-R-

M.  Similar examples include the Esplanade, Corridors, and the Highland Landmark which are zoned 

O-R-M.  This criteria is met. 

 

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

land development in the vicinity. 

 Under the current zoning, the existing industrial building has remained unoccupied for almost two 

years with little recent redevelopment on the north side of Warrenville Road.  These properties are 

zoned M-1 and consist mainly of older, light-industrial buildings.  The Corridors property farther to 

the west is zoned O-R-M and was developed with more modern office buildings.  To the south and 

east, the Ogden corridor has experienced recent commercial redevelopment.  This criteria is met.     

 

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

 A modern, Class-A office building based on “forward thinking” principles is of high-value to the 

community and will redevelop a dormant industrial property.  It demonstrates the community’s 

suitability to serve as the location for corporate headquarters.  It may encourage the redevelopment 

of nearby industrial buildings.  This criteria is met. 

 

(7)   The Comprehensive Plan. 

The proposal is consistent with the Comprehensive Plan and the goal of maintaining corporate 

campuses in close proximity to the interstates and providing for both the daily needs of residents as 

well as providing commercial services to the larger region.  This criteria is met. 
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Special Use 

The applicant is requesting Special Use approval for 7.2 parking spaces per 1,000 square feet of floor area 

in accordance with Section 28.7.020.  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 maximum parking ratio is applicable to all commercial and office uses.  Exceeding this parking ratio 

requires special use approval per Section 7.020 of the Zoning Ordinance.  This criteria is 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 proposal is consistent with the Comprehensive Plan and the goal of maintaining high quality corporate 

campuses in close proximity to the interstates.  The applicant has provided a parking study and research 

indicating the trend towards increasing parking ratios to accommodate employee densification. Modern 

construction of Class-A commercial space is required and the existing industrial building cannot be 

repurposed for a corporate headquarters.  Without the additional parking, the corporate headquarters will 

seek other sites and the building will remain unoccupied.    This criteria is 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 complimentary to the area and will not have a negative impact on the health, safety 

or general welfare of the general vicinity.  The redevelopment of an older industrial site is desired and 

may have a positive impact on adjacent property values. This criteria is met. 

 

RECOMMENDATIONS 
 

The proposed Zoning Map Amendment (Rezoning) and Special Use for increased parking is compatible 

with the surrounding zoning and land use classifications, meets the criteria for Rezoning and Special Uses, 

and is consistent with the Comprehensive Plan.   

 

Based on the findings listed above, staff recommends that the Plan Commission make a positive 

recommendation to the Village Council regarding 16-PLC-0023 subject to the following conditions: 

 

1.   The parking ratio for Phase II will not exceed 7.2 spaces per 1,000 square feet of floor area.   

2.   The petitioner shall consolidate the two lots into a single lot of record pursuant to Section 

20.507 of the Subdivision Ordinance prior to the issuance of any site development or building 

permits. 

3.   The petitioner shall provide easement documentation for permissible construction on the Nicor Lot.  
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Staff Report Approved By: 

 
____________________________ 

Stanley J. Popovich, AICP 

Planning Manager  
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Mr. Stan Popovich       spopovich@downers.us 
Directory of Community Development 
801 Burlington Avenue 
Downers Grove, IL 60515 
 
 
Dear Mr. Popovich 
 
As a follow up to our recent meetings with Village staff, we submit to you a brief summary of the very 
exciting project that we are planning at 2200 Warrenville Road, together with our formal request for the 
zoning change and special use we are requesting. 
 
The Site 
 
Arbor Vista LLC (“Owner”) recently acquired the former Perkin Elmer property located at 2200 
Warrenville Road in Downers Grove (the “Site”).  The 7-acre site offers extraordinary visibility, with direct 
frontage on I-88 and I-355.  The site is seen by over 240,000 cars per day.  Access to full 4-way 
interchanges on both highways is approximately 1/4 mile from the site at Ogden Avenue. 
 
The Company  
 
We are currently in active negotiations with a Fortune 500 company (the “Company”) to develop a very 
unique and “forward looking” suburban Chicago office / headquarters property for their exclusive use. 
 
The Company is consolidating multiple suburban office spaces into this build-to-suit facility which will be 
home for up to 550 to 600 corporate employees with potential to accommodate future growth up to 660 
employees.  We anticipate ground-breaking in October, 2016 with project completion scheduled for late 
2017. 
 
 
The Project 
 
The project will consist of a two-story “Class-A” office building designed to accommodate the Company’s 
immediate and long term needs.  The “forward-looking” design will involve the latest in design efficiency 
trends for Class-A office space, geared specifically toward reducing the footprint of the building 
(increasing employee density) to achieve cost-savings and reduce impact to the environment.  We have 
attached exhibits containing just a few samples of the many articles written on this subject by architects and 
design experts.  Further, recent developments in IT and telecommunications systems allow employees to 
share workspace (a concept called “hoteling”).  Hoteling is a workplace strategy which reduces office 
space costs by increasing the number of workers supported by each desk or workspace. Hoteling eliminates 
the high rate of vacancy that occurs when employees are on vacation (or working from another site), 
leaving desks empty for the day.  This hoteling concept will be applied for many of the employees who will 
be based at this location. 
 



                                     

The size of the building will be specifically designed to meet the Company’s anticipated (long term) peak 
daily occupancy of approximately 7.2 occupants per 1,000 square feet of building area (initially 6.5 
occupants per 1,000 SF) taking these considerations into account.  The vast majority of the existing Class-
A buildings in the I-88 corridor were built in the 1980’s (and earlier) and therefore cannot accommodate 
corporate users seeking to achieve this level of efficiency (due to lack of available parking, insufficient 
HVAC capacity, IT infrastructure and restroom facilities).  It is for these reasons that new construction is 
the only viable option for this requirement. 
 
Parking for this development will be designed to meet the daily peak demand referenced above, with 
surface parking initially designed for approximately 6.5 cars per 1,000 SF with potential to expand up to a 
total of approximately 7.2 cars per 1,000 SF.  Any parking not required for the initial staffing needs will be 
“landbanked” (green space set aside for future parking). 
 
It is important to note that the initial employee count at this time remains undetermined and therefore the 
ratio of initial parking to landbanked parking is subject to change; however the intent is to accommodate up 
to 7.2 cars per 1,000 square feet to meet the Company’s growth projections. 
 
The plans attached hereto are conceptual only and are being submitted to illustrate the general orientation 
and configuration of the site based on the largest projections at this time.  We are not requesting approval 
of the attached site plan per se.  At this time we are simply seeking a Special Use so as to permit the ratio 
of 7.2 cars per 1,000 SF of building area. 
 
______________________________________________________________________________________ 
Special Use Request 
 
 
The Review and Approval Criteria for a Special Use Criteria per Section 12.050.H of the Zoning 
Ordinance (and our responses) are as follows: 
 
28.12.050 
I. Review and Approval Criteria 

1. that the proposed use is expressly authorized as a special use in the district in which it is to be located; The 

proposed office use is a permitted use within the M‐1 Zoning District and is consistent with the Village of Downers 

Grove Comprehensive Plan; the Special Use request relates only to the permitted parking ratio; 

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 office use is consistent with the Village of Downers Grove Comprehensive Plan and the proposed parking 

ratio is consistent with the trends in Class‐A office designed as further illustrated in the attached exhibits;  

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 office use is consistent with the Village of Downers Grove Comprehensive Plan and will not 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. 



                                     

 
______________________________________________________________________________________ 
Zoning Change Request 
 
Although the proposed office use is a permitted use within the M-1 Zoning District (as the Subject Property 
is presently zoned), we are seeking a zoning change from M-1 to ORM to more closely align with the 
Village of Downers Grove Comprehensive Plan and with the proposed Class-A Corporate Headquarters 
building; 
 
The Review and Approval Criteria for a Zoning Change per Section 28.12.030.I in the Zoning Ordinance 
(and our responses) are as follows: 
 
28.12.030 
I. Review and Approval Criteria  

The decision to amend the zoning map is a matter of legislative discretion that is not con‐trolled by any single 

standard. In making recommendations and decisions about zoning map amendments, review and decision‐making 

bodies must consider at least the following factors:  

1. the existing use and zoning of nearby property: The Subject Property and the neighboring properties along the 

north side of Warrenville Road are presently zoned M‐1, however the zoning of the Subject Property from M‐1 to 

ORM is consistent with the Village of Downers Grove Comprehensive Plan and with the proposed Class A Corporate 

Headquarters building; 

2. the extent to which the particular zoning restrictions affect property values: The proposed office use is a 

permitted use within the current M‐1 zoning district, however he rezoning of the Subject Property from M‐1 to 

ORM may have a positive impact on adjacent property values along the north side of Warrenville Road; 

3. the extent to which any diminution in property value is offset by an increase in the public health, safety and 

welfare: There will be no diminution in value associated with the proposed rezoning of the Subject Property from 

M‐1 to ORM; 

4. the suitability of the subject property for the zoned purposes:  The rezoning of the Subject Property from M‐1 to 

ORM is consistent with the Village of Downers Grove Comprehensive Plan and with the proposed Class‐A Corporate 

Headquarters building; 

5. the length of time that the subject property has been vacant as zoned, considering the context of land 

development in the vicinity: The Subject Property has been vacant for approximately two years.  The existing 

manufacturing and office facility is obsolete. 

6. the value to the community of the proposed use; The rezoning of the Subject Property from M‐1 to ORM is 

consistent with the Village of Downers Grove Comprehensive Plan and with the proposed Class A Corporate 

Headquarters building; 

7. the comprehensive plan: The rezoning of the Subject Property from M‐1 to ORM is consistent with the Village of 

Downers Grove Comprehensive Plan and with the proposed Class‐A Corporate Headquarters building. 
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As discussed, we are happy to provide any additional information the Village may require to review and 
approve this request. 
 
The Owner’s primary point of contact and communication for all matters relating to this request will be: 
 
Adam Stokes, Manager 
Arbor Vista LLC 
Nicolson Porter & List, Inc. 
1300 W. Higgins Road, Suite #104 
Park Ridge, IL 60068 
 
We appreciate your consideration and look forward to working with the Village of Downers Grove on this 
exciting project. 
 
Very truly yours, 

 
Adam Stokes 
Vice President 
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SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

 

15-PLC-0008 

1401 – 1445 Ogden Avenue 

 

 

Planned Unit Development, 

Rezoning, Special Use, and  

Alley Vacation 

 
 

 

Swati Pandey 

Planner 

 
REQUEST 
The petitioner is requesting approval for a Planned Unit Development, a Rezoning from existing B-3, General 

Services and Highway Business to B-3/PUD, General Services and Highway Business/Planned Unit Development, 

a Special Use, and a vacation of the 20-foot wide improved alley to the south of the property to redevelop an existing 

fueling station and carwash at 1401-1445 Ogden Avenue. 

 

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

 

GENERAL INFORMATION 
  
OWNER & APPLICANT:  Delta Sonic Car Wash Systems, Inc.  

   570 Delaware Avenue 

   Buffalo, NY 14202 

 

  

PROPERTY INFORMATION 
 

EXISTING ZONING: B-3, General Services and Highway Business 

EXISTING LAND USE: Fueling Station and Car Wash  

PROPERTY SIZE: 119,946 sq ft (2.75 acres)  
PINS: 09-06-405-001, -007, -008, -009, -010, -026 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: B-3, General Services and Highway Business Corridor Commercial 

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

EAST: B-3, General Services and Highway Business Corridor Commercial  

WEST: B-3, General Services and Highway Business Corridor Commercial  
  

 
ANALYSIS 

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

Development: 

1. Project Narrative  
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2. Plat of Survey 

3. Architectural Plans 

4. Engineering Plans 

5. Landscape Plan 

6. Photometric Plan 

7. Traffic Impact Study 

8. Plat of Consolidation 

9. Plat of Vacation 

10. Summary of Neighborhood Meeting 

 

PROJECT DESCRIPTION 
The applicant is proposing to redevelop the existing fueling station and car wash facility on Ogden Avenue 

between Seeley and Oakwood Avenues. Currently, the subject property is improved with a one-story 

commercial building with a V-shaped fuel station canopy in the center of the site, a mainetenance and repair 

shop with an attached office building on the east side of the property and a former Burger King building on 

the west.  The proposal is to redesign, expand and improve the facility and operations by demolishing the 

former Burger King building (approximately 25,000 square feet of property at the intersection of Ogden 

Avenue and Seeley Avenue) and vacating the alley at the south side of the property. The existing single 

story Delta Sonic building will remain. The maintenance and repair shop and the office building shall also 

remain as existing on the east side of the property. New fuel canopies are proposed and the car wash 

operations are expanded on the west side of the property. A new eleven space vacuum area is proposed 

immediately to the west of the existing building. A new trash enclosure will be built to the rear of the 

building and the existing detention basin will be moved underground so as to improve the existing 

stormwater infrastructure and onsite circulation.  

 

The property is zoned B-3, General Services and Business Highway District and the current services offered 

by Delta Sonic include a car wash, auto detailing, gas station, convenience store and office use.  Based on 

the variety of uses, the applicant is applying for a Planned Unit Development (PUD) and the associated 

rezoning to accommodate this development which would be difficult to carry out under conventional zoning 

standards.  The petitioner is also applying for  a Special Use.  A ‘fueling station’ and ‘personal vehicle 

repair and maintenance’ is an allowable Special Use in the B-3 zoning district per Section 5.010 of the 

Zoning Ordinance.  The vacation of a 20-foot wide alley to the south has also been requested to facilitate 

the redevelopment of this site.  

 

The site contains five curb cuts on Ogden Avenue, including two on the Burger King property, and two off 

of Oakwood Avenue. The petitioner has proposed to improve on-site circulation by removing and 

consolidating curb cuts, as shown below: 

 Two full access will be provided onto Ogden Avenue (a reduction of two) 

 One full access is provided onto Oakwood Avenue (a reduction of one) 

 

IDOT has reviewed the proposed curb-cut locations and has approved the proposed layout and locations. 

Pedestrian access will be provided from Ogden Avenue to the building main entrance with distinct material 

as required per the Zoning Ordinance.  

 

The existing one-story commercial building will have new EIFS cornice installed and brick repairs 

undertaken based on the removal of the existing canopy. The new pre-wash building (2 bay prep hut) façade 

shall have the same materials and have a continuous fascia panel attached to the existing car wash. The fuel 

canopies shall be redesigned and the old fuel canopies will be removed. Four gas islands with 16 pumps 

shall be removed and replaced with five smaller islands and 10 gas pumps. The pumps shall be oriented in 

the same direction under a single rectangular canopy which will have a similar fascia panel with brick clad 
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columns. The detail, maintenance and office building shall remain as existing.  

 

The petitioner is proposing 52 parking spaces including three handicapped spaces. Parking areas are 

distributed throughout the site to service each building. New parking areas have been proposed north of the 

main building entrance, south of the office and detail shop, and on the southern edge of the property.  

 

The petitioner is proposing new landscaping on the property, in conformance with the Village requirements. 

A significant amount of landscaping is proposed on the west and south perimeter of the property. 

Foundation landscaping is proposed in front of the building to soften the impact of the wide building and 

concrete area around it. A fence is proposed on the south and west side of the property. Any new signage 

proposed for the development shall comply with the Sign Code requirements and a separate sign permit 

will be required at the time of building permit application. 

 

A 598 feet by 20 feet public alley running east – west to the south of the property is requested to be vacated. 

The eastern side of the alley is currently paved and is being used as parking. The west half of the alley is 

open green space. The vacation has been requested by the petitioner to allow greater flexibility in site design 

and allow depth in the property to accommodate parking setbacks. A part of the parking lot directly behind 

the building will be improved and encroach five feet into the alley. Per the Village’s Right-of-Way Vacation 

Policy (Resolution #2003-58), staff contacted the public agencies and determined that the utility providers 

and the Village do not have an objection to the vacation of the right-of-way as long as a public drainage, 

utility and access easement is retained along the entire width and length of the alley. The required easement 

has been provided as noted on the Plat of Vacation.  

 

The subject property contains multiple lots of record which will require the applicant to administratively 

consolidate the lots if the project is approved. 

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan identifies the subject site as the Ogden Avenue Central - Key Focus Areas.  The 

Comprehensive Plan notes this area should be redeveloped with attention to pedestrian circulation, reducing 

the number of curb-cuts, cross-access between lots, and overall improved appearance reflective of the larger 

Downers Grove community. The proposed development:   

 

 Removes three curb-cuts and improves access onto Ogden Avenue 

 Improves connectivity by installing a sidewalk along Ogden Avenue and pedestrian access from 

Ogden Avenue to the main building 

 Consolidates multiple lots including the vacant ‘Burger King’ to the west to improve onsite 

operations and eliminate stacking on Ogden Avenue 

 Eliminates the existing detention area at the southwest corner of the detail shop to allow better site 

design and onsite circulation 

 Provides enhanced landscaping and screening in order to provide a buffer to the residential areas 

to the south and a more attractive image from Ogden Avenue. 

 The Village of Downers Grove worked with IDOT to reduce curb cuts along Ogden and Oakwood 

Avenue as recommended by the Comprehensive Plan. 

 

The property is included within the corridor commercial area in the comprehensive plan. The plan 

recommends the corridor commercial area include a blend of neighborhood-oriented commercial retail, 

offices, smaller regional retail and service uses. Delta Sonic provides these types of services.  The proposed 

development meets the goals of Comprehensive Plan.     
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COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned B-3, General Services and Highway Business.  The bulk requirements of the proposed 

development in the B-3 zoning district are summarized in the following table: 

 

Zoning Requirements 

1401-1445 Ogden Avenue Required Proposed 

Building North Setback (Street 

Yard) 

75 ft from Ogden 

Avenue centerline 

118 ft  

Building South Setback (Rear 

Yard) 

22 ft 44 ft (new) 
38 ft (existing) 

Building West Setback (Street 

Yard) 

25 ft 67 ft 

Building East Setback (Street 

Yard) 

25 ft N/A (as existing) 

Canopy North Setback 50 ft from Ogden 

Avenue centerline 

66 ft 

Parking North Setback 50 ft from Ogden 

Avenue centerline 

124 ft 

South Setback Parking (Rear 

Yard) 

20 ft 14.31 ft 

Floor Area Ratio 0.75 max 0.21 

Building Height 60 ft max 22 ft 

Open Space (10% / 50%) 

 

10,811 sq ft /  

5,405 sq ft 

12,403 sq ft / 

8,902 sq ft 

Parking  35 spaces 52 spaces  

Stacking (Fueling, Carwash, 

Detail) 

36 52 

 

The proposed development is compliant with the vast majority of the bulk regulations in the B-3 zoning 

district, however, the vehicle stacking requirements for the fuel pumps and detail building does not comply 

with the minimum requirements of the Zoning Ordinance, but it is a significant improvement and brings a 

non-conforming condition closer into conformity. Also, the rear parallel parking spaces extend into the 20 

feet required setback; however, these parking spaces are required to meet the required parking for the 

property and will be used primarily for employee parking. The applicant is also providing landscaping and 

a fence along the south property line to screen the parking.  The drive through lane for the carwash is six 

feet from the west property line where 25 feet is required. This stacking lane is necessary to allow a double 

row of vehicles to stack on-site versus extending the stacking lane to Ogden Avenue.  

 

The applicant is applying for a Planned Unit Development in order to redevelop the property with a variety 

of uses and structures on a single property that would not be allowed under general zoning regulations 

because of the existing conditions on the site. In order for the applicant to apply for a Planned Unit 

Development, the applicant’s proposal must meet one or more objectives identified in Zoning Ordinance 

Section 4.030.A.2.  These objectives work to balance the needs of the applicant and the additional public 

benefits gained from permitting the Planned Unit Development.  The increased safety, onsite circulation, 

connectivity, keeping operations restricted to the subject site, reducing curb-cuts, and improved landscaping 

requirement will result in several public benefits that meet the following identified Planned Unit 

Development Objectives: 
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 Implementation of and consistency with the comprehensive plan and other relevant plans and 

policies 

 Efficient and economical provision of public facilities and services 

 A coordinated transportation system that includes an inter‐connected hierarchy of facilities for 

motorized and non‐motorized travel 

 

The proposed development meets the provisions of a Planned Unit Development as it proposes 

improvements to the property which would result in public benefits that are at least commensurate with the 

degree of development flexibility provided. The project proposes significant improvements such as 

removing three curb cuts on Ogden Avenue and one on Oakwood Avenue;  adding stacking lanes for 

carwash operations thereby reducing onsite congestion; upgrading fuel storage capacity by reducing the 

number of tanks onsite which also reduces the number of trips generated by fuel tankers in the area; 

consolidating multiple lots to allow and improved circulation onsite; removing the V-shaped fuel canopy 

and replacing it with an improved design and orientation of the fuel pumps; redesigning the parking area in 

the southeast corner of the property; relocation of the existing detention area on the property to underground 

storage; reducing the number of fuel pumps from 16 to 10; vacating the alley to allow for improved 

landscape buffer adjacent to the residential area and providing additional employee parking; and improved 

access through pedestrian walkways and sidewalk along Ogden Avenue.  

 

With all the above analysis considered, the applicant’s proposal is consistent with the Village’s Zoning 

Ordinance. 

 

ENGINEERING/PUBLIC IMPROVEMENTS 
Based on the existing and proposed impervious area on the site, new stormwater detention is not required 

for the proposed development.  The existing detention on-site is being relocated underground allowing 

improved circulation for both pedestrians, employees and vehicles. Post Construction Best Management 

Practices are not required for this property, however, the required stormwater easements will be established 

as part of this petition. The project will meet all provisions of the Stormwater and Floodplain Ordinance. 

 

Additional public improvements include the reduction of curb-cuts onto both Ogden Avenue and Oakwood 

Avenue and the installation of sidewalk along Ogden Avenue. 

 
TRAFFIC  
A traffic and parking impact study for the proposed development was completed by the petitioner in March, 

2015 and updated in June, 2016. The primary access to the property will be through two new access points 

on Ogden Avenue with a secondary access point onto Oakwood Avenue.  All deliveries will be able to enter 

and exit the site via the two Ogden Avenue curb cuts.   

 

The proposal significantly improves traffic flow and internal circulation.  Currently, there is a two lane pay 

station that allows practically no stacking between the pay stations and Ogden Avenue.  The two lane pay 

station merges into a single lane going into the car wash.  The lack of stacking space and the immediate 

merging into a single lane of car wash traffic leads to extensive stacking on the site and towards Ogden 

Avenue.   

 

The proposal is to provide  three  pay station lanes merging into a two lane drive into the new dual lane 

prep hut bay which leads to the single lane car wash.  This layout accommodates 19 vehicles between the 

pay station and the carwash entrance.  Additionally, because the pay stations have been relocated further 

west there is space to stack 15 vehicles between the pay stations and the nearest Ogden Avenue curb cut.   
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The increased stacking, reduced curb-cuts and improvement in on-site circulation and traffic patterns will 

positively impact the traffic in the surrounding area and staff concurs with the findings of the report.  

 

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

hearing notice signs and publishing the legal notice in the Downers Grove Suburban Life.  There have been 

no public comments received by Staff.  

 

As required by the Zoning Ordinance, the petitioner held a neighborhood meeting on June 23, 2016.  Two 

residents attended and discussed setback, screening, landscaping and lighting issues as a result. Staff made 

two recommendations to increase perimeter landscaping and enhanced screening as conditions of approval. 

A summary of the meeting is attached.    

  

FINDINGS OF FACT 
The petitioner is requesting a Planned Unit Development, Rezoning, a Special Use and an alley vacation to 

redevelop a fueling station and carwash at 1401 – 1445 Ogden Avenue.  Staff finds that the proposal meets 

the standards for granting a Planned Unit Development, Rezoning, a Special Use and an alley vacation as 

outlined below: 

 

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.  

See the analysis of rezoning review and approval criteria below.  This standard has been met. 

 

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 proposed project is consistent with the Comprehensive Plan.  The Plan identifies this area within 

the Ogden Avenue Central - Key Focus Area. A PUD overlay shall provide the necessary tools to 

redevelop the property with multiple buildings and uses with creative and modern development to 

address the key concepts of improved circulation, access, screening, safety, and commercial 

expansion per the Comprehensive Plan.  

 

c. Whether PUD development plan complies with the PUD overlay district provisions of Sec. 4.030. 

The proposed project meets several of the PUD overlay district provisions and objectives as found in 

Section 4.030 of the Zoning Ordinance. One of the objectives of a PUD is to provide flexible and 

creative solutions to allow change based on changing market conditions. The proposed development 

meets this as the demolition of the vacant restaurant will be consolidated with the existing car wash 

property to improve the services of the existing business while improving site design. This project 

will advance the objective to enhance the existing transportation system with an inter-connected 

hierarchy of facilities for both motorized and non-motorized travel by improving off-street parking, 

stacking, and installing a public sidewalk. This standard has been met. 

 

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. 

The proposal will result in redevelopment of an existing business while retaining and expanding the 

business in the Village of Downers Grove. The consolidation of the smaller parcels into one large 
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commercial property is a goal for Ogden Avenue corridor development in the Comprehensive Plan. 

The improved facility as discussed above shall provide numerous public benefits that would not be 

possible under the conventional zoning regulation. This standard has been met.   

 

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 petitioner has worked with Village staff to optimize the redevelopment potential of the site as 

envisioned by the Comprehensive Plan, including elimination of three Ogden Avenue curb cuts, 

increased additional landscaping and buffering, increased pedestrian access and safety, and more 

efficient on-site circulation. These elements of the site design protect the interests of the surrounding 

property owners, businesses, residents and the general public. Delta Sonic will work with the Village 

to establish appropriate terms and conditions in the required Village documents. This project will 

advance many goals and objective laid out in several adopted documents and the conditions below 

will ensure that those goals and objectives are advanced. This standard has been met. 

 

Section 12.030.I. Zoning Map Amendment Review and Approval Criteria 

The decision to amend the zoning map is a matter of legislative discretion that is not controlled by any 

single standard.  In making recommendations and decisions about zoning map amendments, review and 

decision-making bodies must consider at least the following factors: 

1. The existing use and zoning of nearby property. 

The current use of the subject property is an existing auto-oriented use which will remain 

unchanged and the conversion of a vacant restaurant building. The surrounding properties to the 

north, east and west are zoned B-3, General Services and Business Highway District and consist of 

a variety of commercial uses. The properties to the south are zoned R-1, Residential Detached 

House 1 and are improved with single family homes. The required building setbacks have been 

maintained with the adjacent properties. The proposed use and development is appropriate as 

compared to the surrounding zoning and uses. This standard has been met. 

 

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

The PUD overlay and the proposed project will protect the character and integrity of adjacent 

properties by requiring subsequent approvals for major changes, which will assist in maintaining 

property values.  Also, the subject property will be improved through site design modifications to 

improve current site conditions and bring the property closer to compliance and decrease non-

conformity. This project will include PUD overlay restrictions which will not negatively affect 

property values but should protect property values.  This standard has been met. 

 

3. The extent to which any diminution 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 or neighborhood.  The property will be redeveloped with numerous improvements, 

features and public amenities to increase the public health, safety and welfare. This standard has 

been met. 

 

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

The property is zoned B-3, General Services and Business Highway District. The auto-oriented use 

is existing and is an allowable Special Use in the B-3 district. Additionally, the proposed PUD 

overlay will enhance the suitability of the proposed use for the subject property.  The PUD overlay 

will allow multiple buildings on a single property, improved internal circulation, and attractive and 
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high quality development overall. 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 not vacant.  The rezoning of the property for the PUD overlay will only enhance 

the subject site, provide numerous benefits to the public and allow for zoning flexibility to be 

offered in order for several property enhancements to take place.  This standard has been met. 

 

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

The property is identified within the Key Focus Areas – Ogden Avenue Central in the 

Comprehensive Plan. The proposal is to improve the facility through the enhancement of 

landscaping, pedestrian access and connectivity, elimination of three Ogden Avenue curb-cuts, 

additional stacking spaces for the carwash operation and re-configuration of on-site circulation. 

Rezoning the property for the PUD overlay will allow creative options for the applicant to 

incorporate the key concepts and objectives identified in the Comprehensive Plan for the general 

benefit of the public. This standard has been met. 

 

7. The comprehensive plan. 

The proposed PUD overlay and the proposed project are consistent with the Comprehensive Plan.  

The proposal will develop the property within the Key Focus Area – Ogden Avenue Central as 

desired in the Comprehensive Plan.  This standard has been met. 
 

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;   

 The property is located in the B-3, General Service and Highway Business zoning district. Under Section 

5.010 of the Zoning Ordinance, a Fueling station and Personal vehicle repair and maintenance which 

includes a carwash is listed as an allowable Special Use in the B-3 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 existing property is presently being used as a car wash, auto detailing, convenience store, gas station 

and offices. These auto-oriented uses serve the needs of the local residents and the larger region. Its location 

on Ogden Avenue is appropriate and the uses provided are in the interest of public convenience. The 

proposed improvements to the property will enhance the existing facility; improving both safety on the 

adjoining roadway system and internal traffic circulation. The proposed improvements will increase the 

stacking for the existing car wash, which will result in cars having room to stack on-site instead of on 

Ogden Avenue when the property is busy. Additionally, the removal and replacement of the gas islands 

and installation of new UFTs will provide for safer fuel storage. The larger UFTs will also result in the 

need for fewer fuel deliveries. Additionally, removing the stormwater basin and placing those facilities 

underground will open more space on site for on-site circulation and improve traffic flow by making the 

property less congested. Finally, the improvement will allow for a new service to be provided, self-service 

vacuums, as well as allow for improved cleaning of vehicles by the installation of the proposed prep hut. 

All of these improvements will contribute to the general welfare of the community. 
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 The property is identified as a property within the Key Focus Areas within the Comprehensive and the 

above mentioned project details address most key concepts that are desirable by the community for the 

improvement of the property. 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 development will not be detrimental to the health, safety or general welfare of persons 

residing in or working in the vicinity and will not be injurious to property values or improvements in the 

vicinity.  The proposed development will redevelop and expand an existing use with improved connectivity 

and combine a vacant/underutilized parcel to a larger commercial development which also a goal of the 

Comprehensive Plan for Ogden Avenue corridor. The improvements to the property promote safety and 

aesthetics which may help increase property values in the vicinity. This standard is met.  

 

 

Compliance with the Procedure to be followed in the Vacation of Streets, Alleys, and Public Rights-of-Way 

(Resolution #2003-58) 

The Village’s alley vacation policy asks the following questions when it comes to determining if an alley can 

be vacated.  These questions and staff’s findings are listed below: 

 

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

 

 The two property owners immediately south of the alley have provided waiver letters in support 

of alley vacation. The letters are attached.   

 

2. Whether the Parcel or portion thereof, is no longer necessary for public use and whether the public 

interest will be served by such vacation request.    

 

 A part of the alley is improved currently and a five foot encroachment is proposed due to the 

parallel parking spaces proposed on the rear side of the building. As noted above, staff contacted 

the utility companies and outside public agencies to determine the extent of public interest.  Based 

on their replies, staff has determined the public interests are addressed by placing a public drainage, 

utility and access easement over the entire vacated alley. 

 

3. Whether the Parcel or portion thereof, should be vacated and whether public utility easements and any 

ingress-egress easements are to be maintained.   

 

 A public drainage, utility and utility access easement will be retained over the entire alley length 

and width.  As such, the petitioners will not be able to construct any permanent structure, other 

than a driveway or fence, within this easement. 

 

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

vacation of the parcel. 

 

 Staff requires the petitioners provide the Village with compensation for the alley to be vacated.  

The petitioner has provided an appraisal report for the alley prepared by Property Valuation 

Services on July, 11, 2015. Based on the appraisal report, the value of the alley is $270,000.  As 

such, the petitioner will be required to pay the Village a total of $270,000 as compensation fort he 

alley. 
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RECOMMENDATIONS 
 

The proposed Planned Unit Development, Rezoning, Special Use and alley vacation for a fueling station 

and carwash at 1401 - 1445 Ogden Avenue is consistent 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 recommend the Village Council approve the requested Planned Unit 

Development, Rezoning, Special Use and alley vacation as requested in case 15-PLC-0008 subject to the 

following conditions: 

 

1. The Planned Unit Development, Rezoning, Special Use and alley vacation shall substantially 

conform to the staff report; engineering, architectural and landscape drawings prepared by Intech 

Consultants, Inc. dated January 28, 2015 and last revised on June 7, 2016, except as such plans may 

be modified to conform to the Village codes and ordinances. 

2. The proposed fence along the south property line should be a maximum of eight feet in height per 

the Zoning Code. The fence along the west property line should be a maximum of four feet open 

design.  

3. The applicant shall pay the Village $270,000 prior to the execution of the alley vacation. 

4. The fence along the west property line should be placed along the driveway curb and allow 

landscape materials to be planted along the streetside of the fence.  

5. The building shall be equipped with an automatic suppression system and an automatic and manual 

fire alarm system. 

6. The applicant shall maintain all sidewalks and plaza areas that are on and immediately adjacent to 

the subject property. 

7. Stormwater and utility easement shall be granted over the detention area in the parking lot. 

8. The applicant shall administratively consolidate all lots into one lot of record prior to issuing a 

building permit.   

9. The applicant shall reduce light levels to security level no later than 30 minutes after the close of 

business.  

 

  

Staff Report Approved By: 

 

___________________________ 

Stanley J. Popovich, AICP 

Director of Community Development  
 

SP; sp 
-att 
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DELTA SONIC CARWASH SYSTEMS, INC 
570 Delaware Avenue, Buffalo, NY 14202Phone (716)886-0931Fax (716) 886-1026 

 
June 6, 2016 

 
 
Department of Community Development 
Village of Downers Grove 
801 Burlington Avenue  
Downers Grove, IL 60515 
 
 
Re:  Application of Delta Sonic Car Wash Systems, Inc. 

Petition for Plan Commission  
Requested Relief: Special Use/Planned Unit Development/Variances/Lot 
Consolidation/Right-of-Way Vacation  

 Property: 1407-1415 Ogden Avenue 
 
 
Dear Sir or Madam:  
 

Enclosed please find the application materials required for our Petition for Plan 
Commission which requests the certain relief as specified herein. 

 
The Subject Property: 
 
 The subject property is the location of an existing Delta Sonic car wash, auto 
detailing, gas station, convenience store and office as shown on the survey prepared by 
Intech Consultants, Inc. (“Intech), dated October 10, 2014, and which is included with 
the site plan materials submitted herewith. As demonstrated by the survey, the Delta 
Sonic currently maintains three driveways onto Ogden Avenue, as well as an access 
through an existing alley to Oakwood Avenue The property is currently improved with 
four (4) gas islands with (16) sixteen pump stations along with eight (8) underground fuel 
tanks (“UFTs”) which hold approximately 38,000 gallons of fuel, 
 
 On or about January 16, 2014, the vacant Burger King fast food restaurant, 
located to the west of the existing Delta Sonic, at the southeast corner of Ogden Avenue 
(US Route 34) and Seeley Avenue, was purchased with the intent of incorporating that 
property into the existing Delta Sonic to improve internal traffic flow and the services 
which can be offered at the property. The Burger King property currently maintains two 
driveways to Ogden Avenue. 
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 The Proposed Project 
 
The project seeks to upgrade and improve the subject property. The proposed 

improvements include: 
 

 The demolition of the vacant Burger King fast food restaurant and the 
closure of the two existing curb cuts which service that property as 
shown on the Removal Plan (Sheet 3 of 20) of the site plan materials 
prepared by Intech, revision date April 22, 2016; 
 

 The construction of new car-wash stacking lanes, utilizing the Burger King 
property, so that the stacking for the car wash will be significantly 
improved from currently being able to stack fourteen (14) cars to the car 
wash as shown on the Existing Traffic Flow Plan (Sheet 18 of 20) to 
being able to stack thirty four (34) cars to the car wash prep hut as 
shown on Proposed Traffic Flow Plan (Sheet 19 of 20) of the enclosed 
site plan materials; 

 

 The addition of a “prep hut”  to the car wash, which will also be located on 
the Burger King property, to allow for the mechanical pre-wash of cars 
prior to entering the car wash as shown on the Geometric Plan (Sheet 4 
of 20) of the site plan materials prepared by Intech, revision dated April 
22, 2016. Specifications for the new prep hut can be found on the 
Elevations and Sections Plan (Drawing A-1.3 Rev 1 April 29, 2016) of the 
enclosed site plan materials; 

 

 The addition of eleven (11) self-service vacuum stalls facing Ogden 
Avenue as shown on the Geometric Plan (Sheet 4 of 20) of the site plan 
materials prepared by Intech, revision dated April 22, 2016, and a 
canopy over the proposed vacuums. Specifications for the new vacuum 
canopy can be found on the Vacuum Canopy Plan (Drawing A-1.2) of the 
enclosed site plan materials; 

 

  The removal of the eight (8) existing UFTs and associated piping and 
replacement of those tanks with two (2) new, state-of-the-art double-
hulled fiberglass fuel storage tanks with a leak alarm system. The new 
UFTs are a significant upgrade to the single wall fiberglass tanks which 
currently exist. In addition, reducing the number of UFTs results in less 
piping to connect the tanks and therefore a safer situation underground. 
The two new fuel tanks will hold 50,000 gallons of fuel, with one tank 
being 30,000 gallons and the other being a split 20,000 gallon tank 
(12,000 gallon and 8,000 gallon compartments). Specifications of the 
new UFTs can be found on the Gasoline Details Plans (Drawings G2.0 
and G2.1) of the enclosed site plan materials; 
 

 The removal of the existing four (4) gas islands with sixteen (16) gas 
pumps, as shown on the Removal Plan (Sheet 3 of 20) of the site plan 
materials prepared by Intech, revision dated April 22, 2016, and the 
replacement of those islands with five (5) smaller gas islands with ten 
(10) gas pumps.  The new configuration provides improved ADA access; 
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 The removal of an existing stormwater detention basin located on the 
eastern portion of the site, shown on the Removal Plan (Sheet 3 of 20) of 
the site plan materials prepared by Intech, revision dated April 22, 2016. 
The detention area will be placed underground and that area will be 
paved to improve access and internal circulation at the property; 

 

 The closure of the center curb cut on Ogden Avenue with the remaining 
two Ogden Avenue curb cuts being full ingress/egress driveways; 

 

 The provision of additional parking spaces for the convenience store; 
 

 The creation of pedestrian access throughout the site; 
 

 The closure of the northern driveway on Oakwood Avenue; 
 

 The installation of new landscaping as shown on the proposed 
Landscape Plan (Sheet 12 of 20)  of the enclosed site plan materials; 

 

 The vacation of the existing alley located behind Delta Sonic, to the 
south, which is currently paved and being utilized for access to Oakwood 
Avenue; and 

 

 The consolidation of the lots into one parcel. 
 

Site Operations 
 
Delta Sonic has been a part of the Downers Grove business community and has 
provided services to the community’s residents since 1989. 
 
The existing site is approximately 83,783 square feet in size.  With the acquisition of the 
Burger King property and the Alley, the entire site will be 119,946 square feet in size. 
This additional property will allow site operations to be significantly improved.   
 
Delta Sonic does not anticipate altering its current business operations by expanding or 
decreasing any service.  It is also anticipated that the number of customers will increase 
by approximately 10%.  The total number of employees will be 16 during a normal 
operation shift and 24 during a peak operation shift.  The hours of operation will remain 
the same:  
 

- Monday through Saturday: 7:00am – 9:00pm (all services) 
- Sunday:  8:00am – 7:00pm (car wash/detail shop) 
- Sunday:  8:00am – 8:00pm (store/gas pumps). 

 
The purpose of this renovation is to improve safety, improve on-site circulation, upgrade 
the site and to provide a better and higher level of customer service.  
 
Plan Commission Application Requests: 
Pursuant to the March 10, 2016 letter issued by the Village of Downers Grove 
Community Development Department General Comment #3, the following are the 
specific Plan Commission Application requests for the project:  
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i. A Planned Unit Development. 

 
ii. A Special Use for Personal Vehicle Repair and Maintenance (for the detail shop 

and car wash). 
 

iii. A Special Use for a Fuelling Station. 
 

   iv. A Variance to allow for detached accessory structures in the street yard. VODG 
 Section 28.6.010.A.7.a.The Geometric Plan (sheet 4 of 20) shows the setback 
 dimensions for all accessory structures. A Variance is required for the 
 proposed automated express lane island for the car wash which is 64ft from the 
 center line of Ogden Avenue. 

 
   v. A Variance to reduce the required street yard setback for a detached accessory 
 structure. VODG Section 28.6.010.A.7.b. The Geometric Plan (sheet 4 of 20) 
 shows the setback dimensions for all accessory structures. A Variance is
 required for the setback for the proposed automated express lane island for the 
 car wash which is 64ft from the center line of Ogden Avenue. 
 
vi. A Variance to reduce the required setback for the Drive-Through Stacking 
 Lane. VODG Section 28.7.130.E. The Geometric Plan (Sheet 4 of 20) shows 
 the setback dimensions for all proposed drive-through stacking lanes. Variances 
 are required for: 

- The setback of the proposed car wash drive-through stacking lane to the 
south boundary abutting residential which is 56.16 ft. 

- The setback of the proposed car wash drive-through stacking lane to the west 
boundary (Seeley Avenue R.O.W.) which is 6 ft. 

- The setback of the proposed car wash drive-through stacking lane to the 
north boundary (Ogden Avenue R.O.W.) which is 22 ft. 

- The setback of the proposed detail shop drive-through stacking lane to the 
south boundary abutting residential which is 23.23 ft. Note that this is an 
existing stacking lane on site. 
 

vii. A Variance to reduce the required setback for off-street parking spaces (for both 
 the street yard and the rear yard). VODG Section 28.7.070.The Geometric 
 Plan (Sheet 4 of 20) shows the setback dimensions for all proposed off-street 
 parking. Variances are required for: 

 
- The setback for proposed parking at the south boundary abutting residential 

which is 14.31 ft. The setback for existing parking at the south boundary 
abutting residential is 4.73 ft. 

- The setback for the existing parking at the east boundary (Oakwood Avenue 
R.O.W.) which is 2.01ft. Note that this was an existing parking lot and Delta 
Sonic is improving the existing situation by removing parking spaces to add 
landscape areas to the entrance. 

- The setback for proposed parking at the west boundary (Seeley Avenue 
R.O.W.) which is 19.54 ft. 

 
viii. A Variance to allow for off-street parking spaces along the south property  
 line. VODG Section 28.6.040.A. 
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General Comment #3 requested that a variance be requested for to reduce the number 
of required off-street parking spaces (if applicable). VODG Section 28.7.030. Based on 
the Parking Analysis submitted with this re-submission, a variance is not required.  
 
Compliance with Section 28.12.030 Zoning Map Amendments (Rezonings): 
 
 As demonstrated by the materials enclosed with this application.  Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.030 for Zoning Map Amendments as follows: 
 
Part I: Review and Approval Criteria: 
 1.  The existing use and zoning of nearby property; 
 
 Delta Sonic is an existing auto oriented use located in the Ogden Avenue 
 commercial corridor.  It consists of a car wash, convenience store, detail shop 
 and gas station.  All properties along this portion of Ogden Avenue are zoned B-3 
 (General Services and Highway Business District) and are improved with general 
 commercial uses.  The Delta Sonic facility is consistent and compatible with the 
 other Ogden Avenue properties. 
 
 Because of the various uses on the site and their interconnection, a Planned Unit 
 Development is appropriate for the Delta Sonic property. 
 
 2.  The extent to which the particular zoning restrictions affect property 
 values; 
 
 Delta Sonic is an existing facility which does not comply with the zoning 
 restrictions.  The proposed renovations to the Delta Sonic property will 
 significantly improve safety, circulation and access.  These improvements will 
 positively affect surrounding properties, thereby improving property values. 
 
 3.  The extent to which any diminution in property value is offset by an 
 increase in the public health, safety and welfare; 
 
 This Delta Sonic facility has experienced traffic and circulation issues with car 
 wash traffic stacking out onto Ogden Avenue during peak periods.  The 
 acquisition of the Burger King property and its incorporation into the Delta Sonic 
 facility will allow for the reconfiguration of the on-site circulation and for an 
 expansion of on-site stacking spaces.  These site modifications will improve the 
 public health, safety and welfare. 
 
 4.  The suitability of the subject property for the zoned purposes; 
 
 Delta Sonic is an older existing facility consisting of various auto-oriented uses.  
 Its zoning classification of B-3 is appropriate for this facility.  The designation of a 
 Planned Unit Development allows for the existing site conditions and the 
 proposed modifications thereto.  The proposed redevelopment of the Delta Sonic 
 facility is consistent with its B-3 zoning classification and the PUD designation. 
 
 5.  The length of time that the subject property has been vacant as zoned, 
 considering the context of land development in the vicinity; 
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 The Delta Sonic property is not vacant and has been developed with uses 
 permitted in the B-3 District.  The Burger King property has been underutilized 
 pending the site improvements for the Delta Sonic facility. 
 
 6.  The value to the community of the proposed use; 
 

Delta Sonic proposes to make significant improvements to its facility and 
property, including enhancement of landscaping, incorporation of pedestrian 
access, elimination of three Ogden Avenue driveways, addition of car wash 
stacking spaces, prep hut, vacuum stations, gas canopy and pumps and 
reconfiguration of on-site circulation.  These improvements will beautify the 
property, provide safer circulation throughout the site and reduce car wash traffic 
congestion of Ogden Avenue, all of which are a value to the community. 

 
 7.  The comprehensive plan; 
 
 The Village’s Comprehensive Plan envisions the Ogden Avenue Commercial 
 Corridor to provide a range of retail, service, office and business activities to 
 serve the daily needs of local residents and to provide commercial goods and 
 services to the larger region.  The auto-oriented nature of the Delta Sonic facility 
 is consistent with the suggested uses along this corridor.  The Comprehensive 
 Plan also encourages modernization of commercial properties.  One of the Key 
 Focus Areas is Ogden Avenue.  The redevelopment of the Delta Sonic property 
 incorporates several of the Key Concepts for the Central portion of Ogden 
 Avenue by providing additional buffering, pedestrian access, improved signage, 
 dumpster screening, additional Ogden Avenue and interior landscaping, and 
 reduced number of Ogden Avenue curb cuts (5 existing / 2 proposed).  The 
 redevelopment of the Delta Sonic property fulfills several objectives of the 
 Comprehensive Plan. 
 
Compliance with Section 28.12.040 Planned Unit Developments: 
 
 As demonstrated by the materials enclosed with this application. Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.040. for Planned Unit Development as follows: 
 
Part C6: Review and Approval Criteria: 

a. The zoning map amendment review and approval criteria of Section 
28.12.030 in the case of new Planned Unit Development proposals.  
 
The Delta Sonic facility is an existing car wash, auto detailing, gas station, 
convenience store and office.  Because of the variety and interconnection of the 
uses, the Village staff recommended utilizing the Planned Unit Development.  
The use of the Planned Unit Development for this existing facility is appropriate 
and satisfies of the zoning map amendment review and approval criteria as set 
forth above.   
 

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. 
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The Village’s Comprehensive Plan encourages the Village to utilize zoning as a 
tool to protect an area’s character.  The use of a Planned Unit Development for 
Delta Sonic will control and enhance the redevelopment of the property so as to 
modernize the property as envisioned by the Comprehensive Plan. 
 

c. Whether PUD development plan complies with the PUD overlay district 
provisions of Section 28.4.030. 
 

Section 28.4.030 (A): 
a. Implementation of and consistency with the comprehensive plan 

and other relevant plans and policies. 
 
The existing Delta Sonic use and its renovation are consistent with the 
Village’s Comprehensive Plan as set forth above. 
 

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. 
 
This Delta Sonic facility consists of various auto-oriented uses:  car wash, 
gas station, auto detailing, convenience store and office.  All of these 
uses are interconnected; however, they each have specific site 
requirements.  The flexibility and creativity of the Planned Unit 
Development allow the site to be developed as a coherent whole, rather 
than several individual uses which would be required under conventional 
zoning and development regulations. 
 

c. Efficient and economical provisions of public facilities and services. 
 
Since the uses are concentrated, public facilities and services are more 
efficiently and economically provided to the property. 
 

d. Variety in housing types and sizes to accommodate households of 
all ages, sizes, incomes and lifestyle choices. 
 
Even though this is a commercial development, it provides services 
necessary to the residents of the community. 
 

e. Compact, mixed-use development patterns where residential, 
commercial, civic and open spaces are located in close proximity to 
one another. 
 
Even though this is a single-user commercial development, it is adjacent 
to other corridor commercial uses and residential neighborhoods.  The 
redevelopment of the site is sensitive to the property’s location by 
incorporating landscaping, buffering, pedestrian access and reduction of 
curb cuts as encouraged by the Village’s Comprehensive Plan. 
 

f. A coordinated transportation that includes an inter-connected 
hierarchy of facilities for motorized and non-motorized travel. 
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Even though, this is a single-user commercial development, the 
expansion of Delta Sonic onto the Burger King property and the 
redevelopment of the entire site allows the number of Ogden Avenue curb 
cuts to be reduced from five to two and pedestrian connectivity to be 
incorporated into the site.     
 

g. High-quality buildings and improvements that are compatible with 
surrounding areas, as determined by their arrangement, massing, 
form, character and landscaping. 
 
Surrounding properties are developed with one and two stories buildings.  
The Delta Sonic buildings are compatible in height and massing.  The 
proposed renovation, landscape improvements, and incorporation of the 
Burger King property will improve the property so as to be compatible with 
surrounding uses and will enhance the Ogden Avenue Corridor as 
encouraged by the Comprehensive Plan.   
 

h. The protection and enhancement of open space amenities and 
natural resource features. 
 
Delta Sonic is located along the Ogden Avenue Commercial Corridor.  
This corridor developed with very few open space amenities or natural 
resource features.  The redevelopment of this site will include additional 
landscaping and buffering, thereby enhancing the site as encouraged by 
the Village’s Comprehensive Plan.   
 

i. The incorporation of sustainable development features including 
green infrastructure practices in landscapes and parking areas, to 
maximize the aesthetic and water quality benefits of best practices 
in stormwater management. 
 
Delta Sonic is an existing 27 year old facility, as part of the 
redevelopment of the site, the stormwater management system is being 
updated and BMPs, where required, will be utilized. 
 

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. 

 
Major components of the redevelopment of the Delta Sonic property 
include additional landscaping and buffering, updated lighting and new 
signage.  The renovation of the facilities and the landscape improvements 
will enhance Ogden Avenue and the character of the Village as 
contemplated by 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. 
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Delta Sonic is a 27 year old facility in the Ogden Avenue Commercial Corridor.  It 
includes various interconnected uses each with its own specific requirements.  The 
Planned Unit Development allows the site to be redeveloped as a single coherent 
facility, rather than as separate uses under conventional zoning regulations.  The 
proposed redevelopment incorporates several Key Concepts as outlined in the 
Village’s Comprehensive Plan, thereby benefitting the Downers Grove community.   

 
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. 

 
Delta Sonic has worked with Village staff to optimize the redevelopment potential of 
the site as envisioned by the Comprehensive Plan, including elimination of three 
Ogden Avenue curb cuts, increased additional landscaping and buffering, increased 
pedestrian access and safety, more efficient on-site circulation and significant 
reduction of Ogden Avenue stacking.  These elements of the site design protect the 
interests of the surrounding property owners, businesses, residents and the general 
public.  Delta Sonic will work with the Village to establish appropriate terms and 
conditions in the required Village documents. 

 
Section 28.4.030 (D): Developers Statement of Intent: 
 
Delta Sonic is an existing auto-oriented facility located in the Ogden Avenue Commercial 
Corridor.  It consists of various interconnected uses including car wash, auto detailing, 
gas station, convenience store and office, each of which has its own specific 
requirements.  The Planned Unit Development allows the site to be redeveloped as a 
cohesive facility, rather than several individual uses. 
 
The main focus of Delta Sonic’s redevelopment proposal is to upgrade its facility and to 
address safety concerns.  Presently, vehicles stack onto Ogden Avenue in order to 
access the car wash.  With the acquisition and incorporation of the Burger King property 
into the Delta Sonic site, additional stacking spaces will be accommodated on-site and 
on-site circulation throughout the site will be improved, thereby increasing safety on-site 
and on Ogden Avenue 
 
The Village’s Comprehensive Plan envisions the Ogden Avenue Commercial Corridor to 
provide a range of retail, service, office and business activities to serve the daily needs 
of local residents and to provide commercial goods and services to the larger region.  
The auto-oriented nature of the Delta Sonic facility is consistent with the suggested uses 
along this corridor.  The Comprehensive Plan also encourages modernization of 
commercial properties.  Delta Sonic’s proposal incorporates all four levels of 
modernization as outlined in the Comprehensive Plan.  One of the Key Focus Areas is 
Ogden Avenue.  The redevelopment of the Delta Sonic property incorporates several of 
the Key Concepts for the Central portion of Ogden Avenue by providing additional 
buffering, pedestrian access, improved signage, dumpster screening, additional Ogden 
Avenue and interior landscaping, and reduction  in the number of Ogden Avenue curb 
cuts (5 existing / 2 proposed).  The redevelopment of the Delta Sonic property fulfills 
several objectives of the Comprehensive Plan. 
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The Comprehensive Plan also recommends that the village use zoning as a tool to 
protect an area’s character.  The application of the Planned Unit Development to the 
Delta Sonic redevelopment is consistent with this Key Concept of the Plan. 
 
Compliance with Section 28.12.050H Special Uses: 
 
 As demonstrated by the materials enclosed with this application, Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.050H for Special Uses as follows: 
 
Part H: Review and Approval Criteria: 
 

1. That the proposed use is expressly authorized as a special use in the 
district in which it is to be located. 
 
The present zoning classification of the subject property is B-3 (General Services 
and Highway Business District). Pursuant to Table 5-1 of the Downers Grove 
Zoning Ordinance, the proposed uses (ie: Fueling Station/Personal Vehicle 
Repair and Maintenance) are authorized as special uses in the 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 existing property is presently being used as a Delta Sonic car wash, auto 
detailing, convenience store, gas station and offices.  Delta Sonic is located 
along the Ogden Avenue Commercial Corridor.  These auto-oriented uses serve 
the needs of the local residents and the larger region as encouraged by the 
Comprehensive Plan.  Its location on Ogden Avenue is appropriate and the uses 
provided are in the interest of public convenience.  
 
 
The proposed improvements to the property will enhance the existing facility; 
improving both safety on the adjoining roadway system and internal traffic 
circulation. The proposed improvements will increase the stacking for the existing 
car wash, which will result in cars having room to stack on-site instead of on 
Ogden Avenue when the property is busy.  Additionally, the removal and 
replacement of the gas islands and installation of new UFTs will provide for safer 
fuel storage. The larger UFTs will also result in the need for fewer fuel deliveries.  
Additionally, removing the stormwater basin and placing those facilities 
underground will open more space on site for on-site circulation and improve 
traffic flow by making the property less congested. Finally, the improvement will 
allow for a new service to be provided, self-service vacuums, as well as allow for 
improved cleaning of vehicles by the installation of the proposed prep hut.  All of 
these improvements will contribute to the general welfare of the community. 
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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 requested uses will not be detrimental to the health, safety, or welfare of 
persons working or residing in the area.  The majority of the property is already 
being utilized by Delta Sonic and the other portion contains a vacant fast food 
restaurant with a drive-thru. As demonstrated by the application, the proposed 
project will actually result in improved safety. At the outset, the project will be 
reducing the number of driveways onto Ogden Avenue from five (5) existing 
driveways to two (2) proposed driveways. Further, the increased stacking for the 
car wash will significantly reduce the potential for cars to stack onto Ogden 
Avenue during peak car wash days.  Finally, the other improvements, including 
both the new gas islands and removal of the detention pond, will open up the site 
and improve on-site circulation. 
 
The proposed use will also not be injurious to property values or improvements in 
the vicinity.  The project is replacing a vacant Burger King fast food restaurant 
with additional stacking area and vacuums, while closing three driveways on 
Ogden Avenue.  The Burger King, when open, maintained significantly later 
hours than the Delta Sonic while also maintaining a drive-thru lane. The 
demolition of the vacant Burger King will remove the drive-thru fast food use and 
result in the site operating fewer hours than it previously did.  Further, the 
existing evergreen landscaping to the south of the Burger King property will 
buffer adjacent properties.  
 
Based on these considerations, the proposed redevelopment of the Delta Sonic 
facility will be an enhancement to the Ogden Avenue Commercial Corridor. 
 

Compliance with Section 28.12.090 Variations: 
 
 As demonstrated by the materials enclosed with this application. Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.090. for Variations as follows: 
 
Part G: Review and Approval Criteria: 
 

1. No variation may be approved unless the variation to be approved is 
consistent with the spirit and intent of this zoning ordinance and that strict 
compliance with the subject provisions would results in practical 
difficulties or particular hardships for the subject property owner.  
 
Delta Sonic is an established and existing commercial use which is constrained 
by its location.  It is proposing to renovate its facility so as to enhance and 
improve the safety, landscaping, circulation and aesthetics of the site.  The 
requested variations are necessitated by the constraints of the site.   
 

2. The consideration of whether a variation request has met the standards of 
practical difficulties or particular hardships must include all of the 
following findings from the evidence presented: 
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a. The subject property cannot yield a reasonable return if required to 
comply with the regulations that apply to it; 

b. The plight of the owners is due to unique circumstances 
c. The variation, if granted, will not alter the essential character of the 

locality. 
 
The current Delta Sonic facility does not comply with all of the regulations of the 
B-3 District.  Likewise, in order to redevelop its property and to incorporate the 
Burger King property, certain variations are required due to the constraints of the 
site.  If the variations are not granted, then the facility cannot be renovated, 
thereby decreasing its economic viability. 
 
Through its renovation plans, Delta Sonic proposes to upgrade, enhance and 
make safer its existing facility.    The proposed renovations will be a benefit to the 
community and upgrade the character of Ogden Avenue and will not alter the 
essential character of the Ogden Avenue Commercial Corridor.   
 

3. In addition, the hearing body must also take into consideration the extent 
to which the following facts, favorable to the property owner, have been 
established by the evidence presented. 

a. That the physical surroundings, shape, or topographical conditions 
of the subject property would results in a particular hardship upon 
the owner, as distinguished from a mere inconvenience, if the  strict 
letter of the regulations were carried out 

b. That the conditions leading to the need of the requested variation 
are not applicable, generally, to other properties within the same 
zoning classification 

c. That the alleged difficulty or hardship was not created by the current 
property owner 

d. That the proposed variation will not impair an adequate supply of air 
to adjacent property, or substantially diminish or impair property 
values within the neighborhood 

e. That the proposed variation will not alter the essential character of 
the area 
 

f. That the granting of this variation will not confer on the subject 
property owner any special privilege that is not available to other 
properties or structures in the same district; 

 
The Delta Sonic is an older existing facility.  Over the years, it has experienced 
circulation and vehicle stacking issues.  Through the purchase of the adjacent 
Burger King property and its proposed incorporation into the Delta Sonic facility, 
Delta Sonic anticipates that these issues will be minimized.  Delta Sonic also 
wants to upgrade and enhance its facility.  The requested variations are 
necessitated by the constraints of the site.  The proposed renovations will not 
alter the character of the Ogden Avenue corridor.  Therefore, the facts stated 
above have been established through the documents and information submitted 
with the application.   
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DELTA SONIC 

SUMMARY OF NEIGHBORHOOD MEETING 

 

1.   How notification occurred:  A letter was sent to the neighbors (letter attached). 

 When notification occurred:  The letter was sent on June 10, 2016. 

 Who was notified:  All people/entities within 250 feet (exclusive of right-of-way) of the 

 Delta Sonic property as shown on the real estate tax record were notified (list of 

 people/entities attached). 

 

2. How information about the proposal was shared with neighbors:  The letter outlined 

 Delta Sonic’s proposal with the site plan attached.  The letter also invited the neighbors to 

 an information meeting.  The information meeting was held on Thursday June 23, 2016 at 

 7:00 p.m. at the Delta Sonic training facility. 

  

3. Who was involved in the discussions:  Three representatives of Delta Sonic were present 

 at the information meeting.  Two neighbors attended the meeting (list of attendees 

 attached). 

 

4. Suggestions and concerns raised by the neighbors: 

 Mr. Defrates operates a business on Ogden Avenue.  He asked two questions: 

o Do the existing underground fuel tanks leak? 

o What is the revenue of the Downers Grove facility? 

 Ms. Wojciechowski lives on the west side of Seeley Avenue adjacent to the 

Ogden Avenue commercial corridor.  She had several questions/concerns: 

o How close to Seeley Avenue will the car wash lanes be located? 

o Will there be an increase in car wash traffic? 

o Will there be an increase in the noise level? 

o What is the lighting proposed for site? 

o What type of landscaping is proposed along Seeley Avenue? 

o Will there be access onto Seeley Avenue? 

 

5. What specific changes to the proposal were considered and/or made as a result of the 

 communications:  To address Ms. Wojciechowski’s concerns, Delta Sonic would be 

 receptive to (i) installing a taller fence along the south half of the Seeley Avenue frontage 

 and (ii) locating the landscaping on the outside of the fence.  Delta Sonic will contact the 

 Village to determine if these modifications would be acceptable to the Village. 

 

 

























































LUM NO. LABEL MTG. HT. TILT

61 C1 10 0

62 C1 12 0

63 C1 12 0

64 C1 10 0

65 C1 12 0

66 C1 12 0

67 C1 10 0

68 C1 12 0

69 C1 12 0

70 C1 10 0

71 C1 12 0

72 C1 12 0

73 C1 10 0

74 C1 12 0

75 C1 12 0

76 C1 10 0

77 C1 12 0

78 C1 12 0

79 C1 10 0

80 C1 12 0

81 C1 12 0

82 C1 10 0

83 C1 12 0

84 C1 12 0

85 C1 10 0

86 C1 10 0

87 C1 10 0

88 C2 12 0

89 C2 12 0

90 C2 12 0

91 C2 12 0

92 C2 12 0

93 C2 12 0

94 C2 12 0

95 C2 12 0

96 C2 12 0

97 C2 12 0

98 C2 12 0

99 C2 12 0

100 C2 12 0

101 C2 12 0

102 D 12 0

103 D 12 0

104 D 12 0

105 D 12 0

106 D 12 0

107 D 12 0

108 F40 21 73.159

109 F40 21 73.159

110 F40 21 59.174

111 F40 21 73.159

112 F40 21 59.174

113 F40 21 59.174

114 F40 21 59.174

115 F40 21 59.174

116 W 15 0

117 W 15 0

118 W 15 0

119 W 15 0

120 W 15 0

121 W 15 0

LUMINAIRE LOCATION SUMMARY

LABEL AVG MAX MIN AVG/MIN MAX/MIN

CANOPY 59.75 79 23 2.60 3.43

CANOPY 1 41.14 58 7 5.88 8.29

CANOPY 2 44.14 63 17 2.60 3.71

EQUIPMENT ROOM 38.35 43 26 1.48 1.65

OBERHEAD CANOPY 47.57 63 25 1.90 2.52

PAVED AREA 4.87 31.7 0.0 N.A. N.A.

PREP HUT 45.62 63 22 2.07 2.86

UNDEFINED AREA 0.70 6.5 0.0 N.A. N.A.

VACUUM CANOPY 36.35 49 19 1.91 2.58

FOOTCANDLE LEVELS CALCULATED AT GRADE USING INITIAL LUMEN VALUES

SYMBOL QTY LABEL ARRANGEMENT LUMENS LLF ARR. WATTS TOTAL WATTS MANUFACTURER DESCRIPTION

1 A1 SINGLE 8800 1.000 134 134 CREE, INC. STR-LWY-2MB-AA-06-E-UL-XX-700-57K

8 A4 SINGLE 11683 1.040 134 1072 Cree Inc. STR-LWY-4M-AA-06-E-UL-XX-700

2 A4-2 2 @ 90 DEGREES 11683 1.040 268 536 Cree Inc. STR-LWY-4M-AA-06-E-UL-XX-700

1 A4-3 3 @ 90 DEGREES 11683 1.040 402 402 Cree Inc. STR-LWY-4M-AA-06-E-UL-XX-700

45 C SINGLE 13246 1.040 125.5 5647.5 Cree Lighting CPY250-A-DM-D-B-UL + XA-BXCC9002&

30 C1 SINGLE 8356 1.040 81.6 2448 Cree Lighting CPY250-A-DM-D-A-UL

14 C2 SINGLE 8356 1.040 81.6 1142.4 Cree Lighting CPY250-A-DM-D-A-UL + XA-BXCC9002&

6 D SINGLE 6593 1.040 63.1 378.6 Cree Inc WS4-63L-57K-10V-FD

8 F40 SINGLE 13160 1.040 134 1072 CREE, INC. FLD-EDG-40-AA-06-E-UL-XX-700

6 W SINGLE 5893 1.040 68 408 CREE, INC. SEC-EDG-3M-WM-04-E-UL-XX-525

LUMINAIRE SCHEDULE

LUM NO. LABEL MTG. HT. TILT

1 A1 21 0

2 A4 21 0

3 A4 21 0

4 A4 21 0

5 A4 21 0

6 A4 21 0

7 A4 21 0

8 A4 21 0

9 A4 21 0

10 A4-2 21 0

11 A4-2 21 0

12 A4-3 21 0

13 C 15.5 0

14 C 15.5 0

15 C 15.5 0

16 C 15.5 0

17 C 15.5 0

18 C 15.5 0

19 C 15.5 0

20 C 15.5 0

21 C 15.5 0

22 C 15.5 0

23 C 15.5 0

24 C 15.5 0

25 C 15.5 0

26 C 15.5 0

27 C 15.5 0

28 C 15.5 0

29 C 15.5 0

30 C 15.5 0

31 C 15.5 0

32 C 15.5 0

33 C 15.5 0

34 C 15.5 0

35 C 15.5 0

36 C 15.5 0

37 C 15.5 0

38 C 15.5 0

39 C 15.5 0

40 C 15.5 0

41 C 15.5 0

42 C 15.5 0

43 C 15.5 0

44 C 15.5 0

45 C 15.5 0

46 C 15.5 0

47 C 15.5 0

48 C 15.5 0

49 C 15.5 0

50 C 15.5 0

51 C 15.5 0

52 C 15.5 0

53 C 15.5 0

54 C 15.5 0

55 C 15.5 0

56 C 15.5 0

57 C 15.5 0

58 C1 10 0

59 C1 12 0

60 C1 12 0

LUMINAIRE LOCATION SUMMARY

43 42 42 42 44 47 47 47 48 48 48 48 47 45 51 48 45 37

32 41 45 48 47 48 50 51 53 54 54 55 56 54 55 55 55 55 57 60 59 60 59 59 59 59 55 63 63 63 64 62 62 62 59 54 65 61 58 46

43 53 57 60 60 63 64 66 65 62 69 69 68 65 68 67 68 66 59 68 70 70 69 69 68 68 63 68 67 72 72 73 74 69 62 53 66 63 62 48

45 52 49 67 65 69 75 73 71 68 35 65 72 72 74 76 76 69 60 52 74 72 76 77 78 78 73 65 78 76 77 79 79 77 65 59 60 49

49 57 44 58 65 76 77 77 77 73 69 65 67 78 78 78 77 71 67 47 66 77 77 77 77 71 66 43 70 76 76 75 75 67 69 23 46 49

48 59 62 56 36 72 75 74 73 73 73 66 71 73 72 73 71 69 70 63 57 65 71 71 72 68 67 63 56 64 66 68 69 65 64 61 49 48 41

41 53 55 61 52 64 64 63 62 62 62 59 61 56 59 62 61 60 59 58 58 52 56 57 58 56 55 55 56 55 51 52 52 52 50 47 47 45 41 31

32 40 44 47 42 44 48 47 46 47 46 46 46 41 43 42 43 42 41 42

24 29 28 30 28 19

38 46 44 45 43 27

46 56 52 54 50 32

48 58 55 57 53 34

48 58 54 56 52 34

46 55 52 56 51 35

42 51 48 52 49 33

39 46 44 46 43 29

7 7 27 32 31 32 30 23

42 46 48 47 44 43 37

56 60 61 61 57 55 44

59 62 62 63 60 57 44

55 55 54 53 51 48 36

41 37 36 35 33 30 24

27 24 24 24 22 20 17

31 38 41 42 42 42 42 39 35 26

32 39 42 43 43 43 43 41 36 27

39 36 38 40 41 43 43 41 40 41

51 49 53 54 56 59 60 55 53 56

53 51 54 56 59 62 61 57 56 58

53 51 54 57 60 63 61 58 56 55

44 42 46 48 49 51 50 47 45 44

25 28 31 32 33 33 31 31 31 30

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

3.2 2.8 2.9 1.7 1.2 0.8 0.5 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0

2.4 2.1 2.2 3.0 3.9 3.7 4.1 5.5 5.1 4.9 3.8 4.1 3.1 3.3 1.8 1.4 1.4 1.5 2.5 3.4 3.3 2.2 1.3 0.9 0.9 1.2 2.0 2.7 2.3 1.4 0.8 0.5 0.6 1.0 2.0 3.6 4.0 4.5 3.7 4.2 3.4 3.7 2.3 1.8 1.3 0.8 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.0 0.0 0.0

2.8 2.7 3.2 4.1 4.5 5.2 5.6 6.2 7.0 6.7 5.7 5.5 5.0 4.3 2.9 2.4 2.3 1.5 2.6 3.1 3.3 2.4 1.3 0.9 1.0 1.7 2.9 3.5 3.1 2.1 1.0 0.6 0.5 1.6 4.5 7.1 8.3 6.6 5.1 4.8 4.6 4.0 3.0 2.7 2.2 1.3 0.1 0.2 0.2 0.4 0.5 0.7 0.8 0.8 0.8 0.6 0.5 0.3 0.2 0.1 0.1 0.0 0.0

4.1 3.6 3.2 3.5 4.1 4.5 3.6 5.0 5.4 5.3 6.6 8.4 8.2 8.0 8.5 7.5 6.7 6.3 5.7 0.3 0.8 1.5 2.5 2.5 3.1 1.9 1.0 0.5 5.9 4.6 5.0 4.3 3.8 4.0 3.9 2.3 0.2 0.2 0.3 0.5 1.0 1.7 2.9 2.9 2.3 1.5 0.9 0.5 0.2 0.1 0.1 0.0 0.0

4.5 4.5 3.9 3.8 4.5 7.6 18.8 19.6 20.5 20.4 20.9 23.6 24.3 21.6 7.1 4.6 4.4 4.6 4.9 5.8 6.3 3.9 0.2 0.2 0.3 0.6 1.3 2.7 3.2 3.3 3.8 2.3 1.4 0.6 0.2 0.1 0.1 0.0 0.0

5.7 6.4 5.8 4.9 6.7 18.5 8.9 6.1 5.0 4.9 5.3 6.7 8.0 5.6 3.9 3.3 1.8 0.6 0.2 0.1 0.0 0.0 0.0

5.7 6.9 8.2 7.4 6.4 8.4 19.7 10.5 8.6 7.0 5.8 5.6 6.4 7.2 4.1 3.3 3.1 1.9 0.5 0.1 0.0 0.0 0.0 0.0

4.1 6.3 7.9 6.7 6.3 8.1 9.0 8.6 9.5 7.9 6.2 6.0 6.9 7.6 4.6 2.9 3.4 1.9 0.4 0.1 0.0 0.0 0.0 0.0

3.9 5.9 6.8 7.4 7.8 11.6 25.5 2.5 3.6 5.8 7.6 7.2 5.2 3.2 9.6 12.0 14.8 15.4 13.3 10.2 10.2 8.0 6.7 6.0 7.4 9.1 6.1 2.7 2.6 1.4 0.4 0.1 0.0 0.0 0.0 0.0

4.1 6.4 6.7 7.8 6.6 12.5 31.7 3.5 4.3 7.6 11.5 11.0 6.5 4.4 13.1 9.7 10.8 11.6 13.3 10.3 11.2 8.1 6.7 5.8 6.9 8.0 5.0 1.6 1.5 0.9 0.3 0.1 0.0 0.0 0.0 0.0

5.2 8.3 8.4 8.3 8.0 8.9 9.8 9.8 8.4 7.7 7.6 4.7 7.6 7.8 7.8 7.9 8.0 4.9 7.8 7.4 5.7 4.1 5.2 5.8 6.8 10.2 17.7 16.2 9.9 7.9 8.2 8.6 9.1 10.3 14.6 21.6 16.9 12.7 13.6 16.3 15.5 12.8 11.3 9.6 6.2 5.1 5.9 7.2 5.3 1.1 1.1 0.7 0.2 0.1 0.0 0.0 0.0 0.0

6.5 9.5 9.8 9.7 7.7 8.3 6.2 5.5 3.8 3.0 2.7 2.2 2.3 2.8 2.8 2.7 2.7 2.3 2.5 3.6 5.0 8.5 12.6 14.8 16.3 17.8 22.1 22.0 19.2 19.7 20.1 21.3 21.7 22.2 24.3 27.0 26.4 26.3 27.5 30.2 29.2 22.6 13.9 9.9 7.0 5.4 5.1 5.2 2.9 0.1 0.1 0.0 0.0 0.0 0.0

5.7 8.4 9.2 8.2 7.8 8.7 7.9 4.9 3.2 2.4 2.1 2.2 2.2 2.3 2.4 2.5 2.3 2.5 2.8 4.0 8.4 17.0 12.1 9.6 6.8 5.3 4.0 1.9 0.0 0.0 0.0 0.0 0.0 0.0

4.5 7.4 7.4 7.5 7.7 7.9 8.2 5.4 3.3 2.6 2.4 3.2 3.4 3.1 3.5 3.6 3.8 4.4 5.0 7.1 12.4 22.1 18.4 12.2 9.0 8.2 7.0 2.6 0.0 0.0 0.0 0.0 0.0 0.0

4.8 7.0 6.8 5.8 5.8 6.5 7.1 5.7 3.7 3.1 3.5 4.5 5.0 5.0 5.4 6.0 7.4 7.4 8.8 14.4 20.3 17.8 13.0 11.1 10.6 12.4 15.3 6.3 0.0 0.0 0.0 0.0 0.0 0.0

6.6 6.8 5.6 5.4 5.7 6.5 5.4 4.3 3.9 4.4 5.3 5.8 6.0 6.1 7.3 8.3 8.0 9.0 13.3 16.2 9.7 6.5 7.1 10.0 12.4 14.3 0.0 0.0 0.0 0.0 0.0 0.0

4.7 4.4 4.0 4.0 5.9 3.9 3.9 3.2 3.7 5.1 5.8 6.5 5.6 7.0 6.5 7.3 6.6 7.4 7.7 11.9 18.1 21.1 20.1 21.0 21.1 20.8 18.3 18.3 18.7 18.5 17.5 16.3 16.1 16.1 15.8 14.9 13.8 12.9 11.4 8.1 5.1 3.6 4.9 7.7 8.8 7.3 2.3 0.0 0.0 0.0 0.0 0.0 0.0

5.8 5.8 4.3 3.5 4.4 6.0 7.0 7.0 7.3 7.5 7.5 7.1 6.8 6.8 6.8 6.7 6.3 6.1 6.0 5.9 5.6 5.3 4.8 4.4 3.5 2.6 2.3 3.3 5.2 5.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

5.5 5.4 4.3 2.7 2.0 2.8 2.8 2.6 1.5 2.0 2.9 3.8 3.4 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

22 28 30 32 34 36 36 35 32 30

32 41 43 48 51 53 55 53 47 45

36 47 48 55 57 61 62 62 54 52

36 47 49 54 58 60 63 61 55 52

33 45 47 53 55 58 60 58 53 50

24 31 34 39 41 43 44 43 39 35

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.1 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.3 0.4 0.4 0.3 0.5 0.4 0.4 0.3 0.3 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.4 0.5 0.1 0.5 0.4 0.3 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.4 0.5 0.6 0.7 0.4 0.8 0.7 0.6 0.5 0.4 0.3 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.6 0.8 1.0 1.3 1.2 0.9 0.7 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.3 0.4 0.5 0.8 1.0 1.4 1.7 1.5 1.2 1.0 0.7 0.5 0.4 0.3 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.1 0.1 0.1 0.2 0.3 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.6 0.7 1.3 1.8 1.9 2.6 2.2 1.6 1.5 0.8 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.4 0.5 0.8 1.5 2.0 2.3 3.0 2.6 2.0 1.9 1.2 0.8 0.6 0.4 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.1 0.2 0.6 0.9 1.2 1.2 1.1 1.2 1.1 1.1 1.2 1.3 1.3 1.6 2.5 3.0 3.1 3.4 2.8 2.4 2.4 3.6 0.1 0.1 0.1 0.0 0.0 0.0 0.0

0.1 0.1 0.2 0.4 1.1 2.0 2.7 0.2 0.2 0.1 0.1 0.0 0.0 0.0

0.1 0.1 0.3 0.6 1.3 2.0 2.4 0.3 0.2 0.1 0.1 0.0 0.0

0.1 0.2 0.4 0.9 2.0 2.9 2.8 0.5 0.2 0.1 0.1 0.0 0.0

0.1 0.2 0.4 1.0 2.1 3.1 3.0 0.6 0.2 0.1 0.1 0.0 0.0

0.1 0.2 0.4 0.9 1.9 3.1 3.7 0.6 0.2 0.1 0.0 0.0 0.0

0.1 0.2 0.4 1.0 2.5 4.3 0.5 0.1 0.0 0.0 0.0 0.0

0.1 0.2 0.5 1.0 2.1 3.3 0.4 0.1 0.0 0.0 0.0 0.0

0.1 0.3 0.5 1.3 2.5 3.3 0.4 0.1 0.0 0.0 0.0 0.0

0.1 0.3 0.6 1.4 2.7 3.5 0.3 0.1 0.0 0.0 0.0 0.0

0.1 0.2 0.5 1.3 2.6 4.0 0.2 0.1 0.0 0.0 0.0 0.0

0.1 0.2 0.5 1.3 3.0 4.7 0.1 0.1 0.0 0.0 0.0 0.0

0.1 0.2 0.5 1.3 2.6 4.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.1 0.3 0.5 3.7 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.2 0.5 1.1 2.2 3.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.2 0.4 0.9 1.6 2.6 3.8 6.5 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.3 0.7 1.5 2.5 3.9 5.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.2 0.3 0.7 1.1 2.0 3.2 3.1 3.6 3.5 3.3 4.5 3.3 3.0 3.3 3.1 4.4 5.1 5.6 5.7 6.2 3.4 5.5 0.9 0.3 0.2 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.1 0.1 0.2 0.3 0.5 1.0 1.7 1.7 2.6 2.7 2.2 2.9 2.2 2.5 2.8 2.2 3.1 3.6 3.9 5.1 1.7 1.9 2.4 2.8 2.8 2.9 3.0 3.0 3.0 2.9 2.9 2.9 2.7 2.6 2.4 2.3 2.1 2.0 1.7 1.5 0.6 0.2 0.2 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.1 0.1 0.1 0.2 0.2 0.4 0.7 0.9 1.2 1.3 1.2 1.3 1.2 1.4 1.5 1.4 1.6 2.1 3.0 2.9 4.3 3.8 3.0 2.0 1.2 1.0 1.0 1.2 1.3 1.3 1.4 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.4 1.4 1.4 1.3 1.3 1.2 1.2 1.1 1.0 0.9 0.9 1.1 1.8 2.3 2.0 0.5 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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2 BAY
PREP HUT OVERHEAD

CANOPY

NOTE:
- FOOTCANDLE LEVELS CALCULATED AT GRADE USING INITIAL LUMEN VALUES
- POLE MOUNTED FIXTURES ARE MOUNTED ON A 20FT POLE ATOP A 1 FT HIGH CONCRETE BASE.

5630 Bridgetown Rd, Ste 2 Cincinnati, OH  45248 513-574-9500
www.redleonard.com

rla
PERSONS USING THIS PROGRAM ARE ADVISED
THAT THIS PROGRAM MAY CONTAIN ERRORS
WHICH RED LEONARD ASSOCIATES, INC. OR ITS
SOFTWARE PROVIDER HAVE NOT OBSERVED.  IN
ADDITION, THE USE OF THIS PROGRAM TO AID IN
LAYOUT OF LIGHTING AND ESTIMATING MATERIAL
QUANTITIES IS NOT INTENDED TO REMOVE THE
RESPONSIBILITY OF THE USER TO VERIFY THE
COMPLETENESS OF ANY BILL OF MATERIAL AND
THAT THE LAYOUT OR USE OF LUMINAIRES IS IN
FULL ACCORDANCE WITH ALL LOCAL, STATE, OR
FEDERAL STATUTES, REGULATIONS OR OTHER
REQUIREMENTS, OR THE REQUIREMENTS OF ANY
INSURANCE GROUP, ORGANIZATION OR CARRIER
REGARDING LUMINAIRES AND THEIR APPLICATION.

FOR INFORMATIONAL AND ILLUSTRATION PURPOSES ONLY.  ALL PRODUCT,
SERVICE AND CORPORATE NAMES ARE THE PROPERTY OF THEIR RESPECTIVE
OWNERS.  PRODUCT SPECIFICATIONS AND QUANTITIES MAY VARY.
THESE DOCUMENTS ARE THE PROPERTY OF RED LEONARD ASSOCIATES, INC.
ANY USE OF THESE DOCUMENTS WITHOUT THE WRITTEN CONSENT OF JAYME
J. LEONARD OF RED LEONARD ASSOCIATES, INC. IS STRICTLY PROHIBITED.

ILLUMINATION RESULTS SHOWN ON THIS LIGHTING APPLICATION ARE BASED
ON PROJECT PARAMETERS PROVIDED BY THE MANUFACTURER LISTED, USED
IN CONJUNCTION WITH LUMINAIRE TEST PROCEDURES CONDUCTED UNDER
LABORATORY CONDITIONS.  ACTUAL PROJECT CONDITIONS DIFFERING FROM
THESE PARAMETERS MAY AFFECT FIELD RESULTS.  THE CUSTOMER IS
RESPONSIBLE FOR VERIFYING COMPLIANCE WITH ANY APPLICABLE
ELECTRICAL, LIGHTING, OR ENERGY CODE.

SCALE:

D 1/22/15

TAS
LAYOUT BY:

DWG SIZE: DATE:

PROJECT NAME:

DRAWING NUMBER:

RL-2553-S1-R2

REV. BY DATE DESCRIPTION
R1

R2

.

.

TAS

TAS

.

.

11/13/15

4/22/16

.

.

UPDATED SITE PLAN AND REVISED FIXTURE LOCATIONS

UPDATED SITE PLAN 

.

.

DELTA SONIC
DOWNERS GROVE, IL

1" = 30'
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PLAN NOTES:

1. THIS PLAN IS FOR REFERENCE ONLY. CONTRACTOR TO VERIFY ALL INFORMATION
AND COORDINATE ALL DEMOLITION WITH CONSTRUCTION ACTIVITES.

2. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES, SUCH AS WATER MAINS,
SEWERS, GAS LINES, ELECTRIC LINES, TELEPHONE LINES, ETC. AS SHOWN ON THE
PLANS HAVE BEEN DETERMINED FROM THE BEST AVAILABLE INFORMATION AND IS
GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR. HOWEVER, THE ENGINEER
AND OWNER DO NOT ASSUME RESPONSIBILITY FOR THE ACCURACY OF THE
LOCATIONS SHOWN. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO
CONTACT ALL UTILITY COMPANIES AND THEIR FACILITIES SHALL BE LOCATED
PRIOR TO ANY WORK.

3. ALL DEMOLITION TO BE COORDINATED WITH THE VILLAGE OF DOWNERS GROVE
AND SHALL BE IN ACCORDANCE WITH THE VILLAGE REQUIREMENTS.

4. EXISTING BUILDING SANITARY SEWER SERVICE @ 1445 OGDEN AVENUE MUST BE
DISCONNECTED FROM THE PUBLIC SEWER MAIN PRIOR TO THE DEMOLITION OF
THE BUILDING. CONTRACTOR TO SUBMIT SEWER PERMIT APPLICATION FOR
DISCONNECTION.
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PLAN NOTES:

1. ALL DIMENSIONS ARE TO THE BACK OF CURB OR BUILDING FOUNDATION UNLESS OTHERWISE NOTED.
2. ALL PROPOSED CURB IS B-6.12 CURB AND GUTTER UNLESS OTHERWISE NOTED. PROVIDE DEPRESSED

CURB AND HANDICAP RAMP (WHERE REQUIRED) AT ALL SIDEWALK CROSSINGS. ALL WALKS, PRIOR TO
ENTERING THE CROSSWALKS, ARE TO HAVE DETECTABLE WARNING STRIP (24" WIDE) INSTALLED.

3. ALL PARKING LOT STRIPING SHALL BE 4" WIDE WHITE PAINT UNLESS OTHERWISE NOTED. ALL HANDICAP
PARKING STALLS SHALL BE 4" WIDE YELLOW PAINT.

4. ALL PERPENDICULAR PARKING STALLS ARE 9' WIDE (FACE OF CURB TO FACE OF CURB) BY 18.0' DEEP
(BACK OF CURB TO END OF STRIPING) EXCLUDING HANDICAP STALLS. ALL PARALLEL STALLS ARE 7.0'
WIDE (STRIPING TO FACE OF CURB) BY 24' LONG (STRIPING TO FACE OF CURB) FOR END STALLS AND 21'
(STRIPING TO STRIPING) FOR ALL MIDDLE PARALLEL STALLS.

5. FOR ALL SIGNAGE INFORMATION, PLEASE REFER TO THE APPROVED SIGN PACKAGE PREPARED BY
OTHERS.

6. FOR ALL LIGHTING INFORMATION PLEASE REFER TO THE APPROVED PHOTOMETRIC PLAN PREPARED BY
OTHERS. ALL LIGHT LOCATIONS SHALL BE COORDINATED WITH THE UNDERGROUND DETENTION
SYSTEM, THE FINAL ENGINEERING PLANS AND THE APPROVED PHOTOMETRICS PRIOR TO INSTALLATION.

7. ALL TRAFFIC SIGNS SHALL BE INSTALLED 7' HIGH MEASURED FROM THE GROUND ELEVATION TO THE
BOTTOM OF THE SIGN.

8. ALL DIRECTIONAL ARROWS SHALL BE PAINTED IN WHITE PAINT.
9. PROVIDE SOLID STRIPED EDGES (NO HATCHING) FOR ALL SIDEWALKS THAT CROSS ENTRANCES ALONG

OGDEN AVENUE.
10. PROVIDE REVERSE PITCH CURB & GUTTER AS NECESSARY.
11. PEDESTRIAN WALK THRU SITE SHALL BE STAMPED CONCRETE. COLOR: BRICK RED (OR SIMILAR)

PATTERN: NEW BRICK-HERRINGBONE WITH BUILT IN BORDER (OR SIMILAR) WITH RELEASE. PAVEMENT
SECTION TO MATCH PROPOSED SIDEWALK SECTION FOR DRIVEWAY CROSSINGS.
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PLAN NOTES:

1. QUANTITIES SHOWN HEREON ON ARE FOR INFORMATIONAL PURPOSES ONLY. THE CONTRACTOR IS TO
VERIFY ALL QUANTITIES RELATED TO CONSTRUCTION.

2. ALL RIMS AND INVERTS ARE TO BE FIELD VERIFIED PRIOR TO THE START OF CONSTRUCTION.  IF ANY
DISCREPANCIES APPEAR, THE ENGINEER IS TO BE NOTIFIED IMMEDIATELY.

3. ALL SEWER AND WATER CROSSINGS ARE TO CONFORM TO EPA REGULATIONS FOR PROPER
SEPARATION. FOR WATERMAIN BENEATH STORM SEWER CROSSINGS, CONTRACTOR TO PROVIDE
MINIMUM 18" SEPARATION AND O-RINGED GASKETED PIPE STORM SEWER BETWEEN ADJACENT
MANHOLES. IN WATERMAIN CROSSINGS BENEATH SANITARY SEWER, THE CONTRACTOR TO PROVIDE
MINIMUM 18" SEPARATION AND BOTH PIPES SHALL BE WATERMAIN QUALITY PIPE. IF THE LINES (STORM
OR SANITARY AND WATER) CANNOT MEET THE HORIZONTAL OR VERTICAL SEPARATIONS, THEN BOTH
THE SEWER AND WATER LINES SHALL BE WATERMAIN QUALITY PIPE. THE SEWER SHALL BE PRESSURE
TESTED TO THE MAXIMUM EXPECTED SURCHARGE HEAD BEFORE BACKFILLING. SEE DETAIL #23 WATER
AND SEWER SEPARATION REQUIREMENTS.

4. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES, SUCH AS WATER MAINS, SEWERS, GAS LINES,
ELECTRIC LINES, TELEPHONE LINES, ETC. AS SHOWN ON THE PLANS HAVE BEEN DETERMINED FROM THE
BEST AVAILABLE INFORMATION AND IS GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR.  HOWEVER,
THE ENGINEER AND OWNER DO NOT ASSUME RESPONSIBILITY FOR THE ACCURACY OF THE LOCATIONS
SHOWN.  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO CONTACT ALL UTILITY COMPANIES AND
THEIR FACILITIES SHALL BE LOCATED PRIOR TO ANY WORK.

5. PRIOR TO THE START OF CONSTRUCTION, THE CONTRACTOR SHALL EXPOSE ANY UTILITIES OR OTHER
OBSTRUCTIONS TO BE CROSSED BY THE PROPOSED SEWER, AND SHALL NOTIFY THE ENGINEER
IMMEDIATELY IF THERE ARE ANY CONFLICTS WITH THE PROPOSED SEWER GRADE.

6. STORM INFORMATION FOR STRUCTURES D1-D5 WILL BE DETAILED ON THE CONSTRUCTION DOCUMENTS
PREPARED FOR THE UNDERGROUND DETENTION SYSTEM AND WILL BE AVAILABLE UNDER SEPARATE
COVER.

7. FOR ALL LIGHTING INFORMATION PLEASE REFER TO THE APPROVED PHOTOMETRIC PLAN PREPARED BY
OTHERS. ALL LIGHT LOCATIONS SHALL BE COORDINATED WITH THE UNDERGROUND DETENTION SYSTEM,
THE FINAL ENGINEERING PLANS AND THE APPROVED PHOTOMETRICS PRIOR TO INSTALLATION.

DETENTION SUMMARY

TOTAL VOLUME REQUIRED = 0.64 AC-FT
VOLUME PROVIDED STORMTRAP = 0.58 AC-FT
VOL. PROVIDED ELLIPTICAL PIPE = 0.12 AC-FT
TOTAL VOLUME PROVIDED = 0.70 AC-FT
HWL = 742.00
RESTRICTOR PROVIDED = 2" DIP @

SANITARY SEWER NOTES:

ALL SANITARY STRUCTURES SHALL COMPLY WITH THE SANITARY DISTRICTS
STANDARDS FOR MANHOLE CONSTRUCTION AS FOLLOWS:

1. THE STRUCTURES SHALL HAVE WATER TIGHT, RUBBER PIPE SEALS.

2. THE STRUCTURES SHALL HAVE THE APPROPRIATE FRAME & COVER.

3. FRAMES AND ADJUSTING RINGS SHALL BE SEALED WITH MASTIC GASKET
AND EXTERNAL CHIMNEY SEALS.

4. ADJUSTING RINGS SHALL NOT EXCEED 8" IN HEIGHT.

5. THE STRUCTURES SHALL PASS THE REQUIRED MANHOLE VACUUM TEST.
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PLAN NOTES:

1. EXISTING GRADES AND IMPROVEMENTS ARE SHOWN FROM THE BEST INFORMATION AVAILABLE AND
MUST BE VERIFIED IN THE FIELD BY THE CONTRACTOR PRIOR TO THE START OF CONSTRUCTION.
ANY DISCREPANCY WITH THE PLAN SHALL BE IMMEDIATELY REPORTED TO THE ENGINEER.

2. ALL GRADES ARE FINISHED GRADE ELEVATIONS.

3. REVERSE PITCH CURB & GUTTER AS NECESSARY TO PROVIDE PROPER DRAINAGE. FOR FURTHER
INFORMATION REGARDING REVERSE PITCH GUTTER, PLEASE REFER TO "CONCRETE CURB AND
GUTTER DETAIL".

4. QUANTITIES SHOWN HEREON ON ARE FOR INFORMATIONAL PURPOSES ONLY. THE CONTRACTOR IS
TO VERIFY ALL QUANTITIES RELATED TO CONSTRUCTION.

5. ALL RIMS AND INVERTS ARE TO BE FIELD VERIFIED PRIOR TO THE START OF CONSTRUCTION.  IF ANY
DISCREPANCIES APPEAR, THE ENGINEER IS TO BE NOTIFIED IMMEDIATELY.

6. ALL SEWER AND WATER CROSSINGS ARE TO CONFORM TO EPA REGULATIONS FOR PROPER
SEPARATION.

7. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES, SUCH AS WATER MAINS, SEWERS, GAS
LINES, ELECTRIC LINES, TELEPHONE LINES, ETC. AS SHOWN ON THE PLANS HAVE BEEN DETERMINED
FROM THE BEST AVAILABLE INFORMATION AND IS GIVEN FOR THE CONVENIENCE OF THE
CONTRACTOR.  HOWEVER, THE ENGINEER AND OWNER DO NOT ASSUME RESPONSIBILITY FOR THE
ACCURACY OF THE LOCATIONS SHOWN.  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO
CONTACT ALL UTILITY COMPANIES AND THEIR FACILITIES SHALL BE LOCATED PRIOR TO ANY WORK.

8. PRIOR TO THE START OF CONSTRUCTION, THE CONTRACTOR SHALL EXPOSE ANY UTILITIES OR
OTHER OBSTRUCTIONS TO BE CROSSED BY THE PROPOSED SEWER, AND SHALL NOTIFY THE
ENGINEER IMMEDIATELY IF THERE ARE ANY CONFLICTS WITH THE PROPOSED SEWER GRADE.

9. ALL FACILITIES FOR THIS DEVELOPMENT SHALL CONFORM TO THE ILLINOIS ACCESSABILITY CODE.
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NOTES:

1. THIS LANDSCAPE PLAN HAS BEEN PROVIDED TO INTECH CONSULTANTS AND HAS BEEN
INCLUDED IN THE ENGINEERING PLANS FOR REFERENCE ONLY.  PLEASE CONSULT
WITH BENDERSON DEVELOPMENT COMPANY DIRECTLY WITH ANY QUESTIONS. IF ANY
MODIFICATIONS ARE MADE INTECH CONSULTANTS SHOULD BE NOTIFIED IMMEDIATELY.

2. LANDSCAPE TO BE IN ACCORDANCE WITH VODG SECTION 28.8.020
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STACKING COUNTS

PAYBOOTH: 5

INBOUND WASH: 9

OUTBOUND WASH: 5

INTERIOR CLEAN: 7
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STACKING COUNTS

PAYBOOTH: 15

INBOUND WASH: 19

OUTBOUND WASH: 5

INTERIOR CLEAN: 7

GAS PUMPS 10
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PEDESTRIAN CONCRETE WALKWAY







VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

AUGUST 1, 2016 AGENDA 
 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

16-PLC-0032 

1620 Ogden Avenue 

 

 

Special Use for an Automobile 

Dealership 

 

 

Scott Williams 

Planner 

 
REQUEST 
The petitioner is requesting approval of a Special Use for an Automobile Dealership. 

 

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

 

GENERAL INFORMATION 
 

OWNER/APPLICANT: Local Community Signs, LLC  

 400 E. Pinelake Circle 

 Vernon Hills, IL 60061 

 

PROPERTY INFORMATION 
 

EXISTING ZONING: B-3, General Services and Highway Business 

EXISTING LAND USE: Vacant McDonald’s Restaurant  

PROPERTY SIZE: 29,300 square feet 

PINS:   09-06-302-006 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: R-2, Residential Detached House 2  Single Family Residential 

SOUTH: B-3, General Services and Highway Business      Commercial Corridor  

EAST: R-6, Residential Apartment/Condo 6 Commercial Corridor  

WEST: B-3, General Services and Highway Business      Commercial Corridor  

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. Plat of Survey 

4. Site Plan 

5. Floor Plan 

6. Landscape Plan 
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7. Landscape Plan 

8. Photometric Plan 

9. Plat of Easement 

10. Owner Letter of Authorization 

 

PROJECT DESCRIPTION 
The petitioner is seeking Special Use approval to open an automobile dealership at 1620 Ogden Avenue.  

The property is located on the north side of Ogden Avenue between Downers Drive and Lee Avenue. The 

property is zoned B-3, General Services and Highway Business.  An automobile dealership is classified 

under Personal Vehicle Sales and Rentals per Section 5.050.Q.5 of the Zoning Ordinance as a Special Use 

in the B-3 zoning district. 

 

The petitioner is proposing to use the existing 2,884 square foot former McDonald’s building and 

repurpose it into an automobile dealership.  The exterior of the building will not substantially change 

except for the addition of a garage door on the western elevation where previously there was a pedestrian 

vestibule and entryway into the McDonald’s.  This garage door would provide access to the 1,394 square 

foot showroom for the interior display of 2-3 cars.  The rear portion of the building would become a 

detailing area for the vehicles.  Other floor plan changes include a vestibule, unisex bathroom, and 

another entryway into the detail area.  The drive-thru window would be removed with this area converted 

into an office. 

 

No major changes are proposed to the layout of the exterior site plan.  The number and location of curb 

cuts will remain the same.  Although the number of parking spaces will be slightly reduced because of the 

addition of a landscaping end-cap, this will impact the outdoor display areas and not the parking available 

for the business.  There will be adequate parking with a total of eight spaces including two handicap 

spaces and 30 spaces devoted to outdoor automobile display. 

 

A landscaping plan shows significant amounts of landscaping will be added to the perimeter of the 

property.  At the front, the concrete patio and two parking spaces will be replaced with landscaping.  

Shade trees will be added along the front and eastern sides of the property.  The rest of the landscaping 

includes shrubs, ornamental trees, and ground cover. 

 

Screening of adjacent residential properties will be improved at the northern and eastern property lines 

with the repair and conversion of the existing fence into a 6’ tall privacy fence.  An optional fence is also 

proposed for the western property line but is not a code requirement.  

 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The Comprehensive Plan designates the property for Corridor Commercial.  Corridor Commercial uses 

are defined as automobile related uses that provide services and retail opportunities to the nearby 

neighborhoods and the surrounding region.  Although the subject property is not located in the key focus 

areas of Ogden Avenue, the Comprehensive Plan does call for aesthetic and functional improvements. 

The petitioner is proposing improvements that include the beautification of Ogden Avenue through the 

addition of landscaping and by addressing property maintenance issues.  Pedestrian connectivity will also 

be maintained.   

 

The proposed automobile dealership at this property is consistent with the Comprehensive Plan. 

 

COMPLIANCE WITH THE ZONING ORDINANCE 
The property is zoned B-3, General Services and Highway Business. Per Section 28.5.010.A of the 

Zoning Ordinance, the proposed Automobile Dealership use is an allowable Special Use in the B-3 

zoning district. The petitioner is not proposing to make any changes to the building footprint or 
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substantially change the configuration of the site.  Five parking spaces are required, and the petitioner is 

proposing eight spaces.  Adequate screening is provided with particular attention paid to the property 

lines bordering residential districts.  The property will continue to meet all requirements of the Zoning 

Ordinance.   

 
ENGINEERING/PUBLIC IMPROVEMENTS 
The proposed use will not have a negative impact on the existing parking and traffic patterns in the area.  

A turning exhibit demonstrating that turning radii are clear of the automobile display areas was submitted.  

The automobile dealership will receive regular deliveries via a semi-truck trailer.  Furthermore, vehicle-

hauler trucks from nearby dealerships have been observed to navigate the site.  The petitioner also 

understands and agrees that no unloading of automobiles will occur on Ogden Avenue.  

 

A public sidewalk encroaches over the front property line.  Per public work’s request, the petitioner 

prepared a Plat of Easement granting a five foot easement across the frontage of the property.  This 

provides the village access to repair and maintain the sidewalk.  The petitioner also notes that the 

retaining walls near the sidewalk will be rebuilt if necessary. 

 

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 received 

one call clarifying the nature of the petition and if the existing building was going to be used. 

 

FINDINGS OF FACT 
The applicant is requesting a Special Use approval for an Automobile Dealership. 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 B-3, General Services and Highway Business. Under Section 5.010 of the 

Zoning Ordinance, Automobile Dealerships are listed as an allowable Special Use in the B-3 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 automobile dealership is a desirable service to the community and will contribute to the 

general welfare of the Village.  The proposed development will repurpose a vacant building.  The 

development will cater to both local and regional customers as desired in the Comprehensive Plan and 

will meet multiple goals and objectives outlined in the Comprehensive Plan. 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.  
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 The proposed use does not present a detriment to the health, safety or general welfare of the surrounding 

properties.  Automobile unloading will occur on-site.  A photometric plan demonstrates that lighting 

from the site will not negatively impact adjacent properties.  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-0032 

subject to the following condition: 

 

1. The Special Use shall substantially conform to the staff report; architectural drawings prepared by 

1212 Architects & Planners dated June 29,2016 and landscape plans prepared by Planning 

Resources, Inc. date July 22, 2016; and documents attached to this report except as such plans 

may be modified to conform to the Village codes and ordinances. 

2. Recording of a Plat of Easement granting a five-foot easement across the frontage of the property 

to cover the sidewalk and any future improvements.  

3. All automobile deliveries shall take place on the subject site.  No deliveries may take place on 

Ogden Avenue. 

4. No test drives may take place on Lee Avenue, Lacey Avenue, and Downers Drive. 

5. All lights shall be dimmed to security level intensity no later than 30 minutes after the close of 

business.   

 
 

Staff Report Approved By: 

 

__________________________ 

Stanley J. Popovich, AICP 

Director of Community Development 

 
SP:sw 

-att 

































VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

AUGUST 1, 2016 AGENDA 
 

 

SUBJECT:                                            TYPE:                                      SUBMITTED BY: 

 
 
16-PLC-0033 
2300 Wisconsin Avenue 

 
 
 
Special Use Amendment 

 
 
Swati Pandey 
Planner 

 
REQUEST 
The petitioner is requesting an amendment to the Special Use Ordinance for 2300 Wisconsin Avenue to remove use 
restrictions and allow all uses expressly permitted in the M-1 Zoning District.   

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

OWNER & APPLICANT      MacNeil Real Estate Holdings, LLC 
1 MacNeil Court 
Bolingbrook, IL 60440 

 

 
PROPERTY INFORMATION 
 

EXISTING ZONING: M-1, Light Manufacturing  
EXISTING LAND USE: Industrial  
PROPERTY SIZE: 5.07 acres (220,899 square feet) 
PIN:   08-12-407-006 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
NORTH: M-1, Light Manufacturing  Light Industrial/Business Park 
SOUTH: M-1, Light Manufacturing   Light Industrial/Business Park 
WEST: M-1, Light Manufacturing  Light Industrial/Business Park 
EAST: M-1, Light Manufacturing &  Light Industrial/Business Park 
 ORM, Office-Research-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. Plat of Survey 
4. Site Plan 
5. Engineering Plans 
6. Parking Study 
7. Ordinance 5265 

 
PROJECT DESCRIPTION 
The petitioner is requesting an amendment to a Special Use to remove use restrictions set forth in Village 
Ordinance 5265. The requested amendment would allow all uses, either permitted as of right uses or special 
uses, expressly identified in the M-1, Light Manufacturing Zoning District, which is the underlying zoning 
for the property. The site is located on Wisconsin Avenue, 480 feet west of Belmont Road in the Ellsworth 
Business Park. The approximately five acre property is improved with three multi-tenant buildings, 
constructed after a Special Use approval in 2012. 

As per the Zoning Ordinance in effect in 2012, a Special Use approval was required for multiple buildings 
on a single lot. When approving the Special Use, Village Council established multiple conditions, one of 
which restricted the types of uses permitted on the property based on their concerns regarding the high 
density of the buildings and limited parking on-site. At the public hearing, discussion included a review of 
allowed uses in the M-1 District and Village Council determined that a condition restricting the types of 
uses was necessary to limit tenants to less parking intensive uses. The petitioner in 2012 agreed to the 
conditions of approval for the Special Use.  

The petitioner is requesting that the Plan Commission and Village Council reconsider the original use 
restrictions set forth in Ordinance 5265 because of difficulties leasing the remaining units, as described in 
the petitioner’s project narrative. There are 55 tenant units in the three buildings, with 29 units occupied by 
a variety of uses including a research and development automotive facility and a craft brewing facility. All 
current tenants fall into the 2012 Zoning Ordinance use categories of light manufacturing, warehouse, 
office, research and development. As described in the analysis below, the use categories and specific types 
of business activities were slightly altered through the 2014 Zoning Ordinance revision.  

Ordinance 5265 limits the potential tenants to the following use categories, per the Zoning Ordinance in 
effect in 2012: 

a) Professional and Business Offices 

b) Research and Development Facilities 

c) Light Manufacturing including production, processing, cleaning, testing and repair limited to uses 
and products described in 28.902(h) 

d) Wholesale and warehousing, storage and distribution facilities, excluding motor freight terminals 
or self-storage facilities (mini-warehouses); however, no single tenant shall contain more than 
10,000 square feet 

e) Uses accessory to the above-listed permitted uses 

Staff supports reconciling the specific use types in the current Zoning Ordinance with the approved use 



16-PLC-0033, 2300 Wisconsin Avenue  Page 3 
August 1, 2016 

 

categories as selected by Village Council through Ordinance 5265. This would expand the permitted use 
types to include all activities that fell under the 2012 Zoning Ordinance umbrella for the five categories 
Council approved, regardless of what category the business type correlates to in the 2014 ordinance 
revision. Through the revision of the Zoning Ordinance, culminating in 2014, some specific use types or 
business activities were shifted from one category to another, and as a result, are no longer allowed for this 
development. For example, repair of household or office machinery or equipment and printing and 
publishing establishments previously fell under item “c” which was classified as “Industrial” in 2012.   In 
the current Zoning Ordinance, these uses fall under the umbrella of “Commercial Service”, not “Industrial”, 
and thus Staff would no longer consider the activity a legally conforming, permitted use since the use 
category “Commercial Service” was not approved by Council. Staff is supportive of guaranteeing all uses 
allowed at the time of Ordinance 5265 remain permitted, regardless of shifting priorities and categories in 
the Zoning Ordinance. 

Staff supports expanding the allowed uses to include the following use types from Table 5-1 in the Zoning 
Ordinance and described further in Section 5: 

 Building service 
 Business support service 
 Consumer maintenance and repair 
 Research service 
 Business and professional office 
 Medical, dental and health practitioner 
 Warehouse 
 Wholesale sales and distribution 
 Artisan industrial 
 Limited industrial 
 General industrial 

Per the current Zoning Ordinance, the uses allowed in the M-1 District range from public, civic and 
institutional, commercial, industrial, agriculture to other types of uses. Many of these permitted uses are 
traffic intensive and generate substantial foot-traffic on the property such as “medical, dental and health 
practitioner”, “day care center”, and “financial service.” The broader use category, “Vehicle Sales and 
Service” could also generate more onsite traffic, create circulation and stacking issues, and lead to the 
policing of outdoor storage of inoperable vehicles. 

The petitioner provided a parking study that showed parking as observed on a Wednesday and Friday. 
According to the parking study, the peak parking demand was observed in the evening between 6:00 – 9:00 
PM, influenced by the demand at Alter Brewing Company. Ninety-five out of the 147 parking spaces are 
outdoor parking spaces. Of the 95 outdoor spaces, on Friday evening at 9:00 PM, 50 spaces were occupied. 
As stated in the parking study, shared parking is working because of the varied peak parking characteristics. 
However, if the property was opened up to more parking intensive uses with evening competing hours or 
onsite storage and stacking of vehicles, Staff believes that overall parking could be significantly impacted 
as one use occupies one third of the parking lot at peak time.  

 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
This property is designated as Light Industrial/Business Park in the Future Land Use Plan.  Light 
Industrial/Business Park uses include manufacturing activities such as design, assembly, processing, 
packaging, storage and transportation of products. The property at 2300 Wisconsin Avenue continues to be 
in broad compliance with the Comprehensive Plan and the proposed amendment to the Special Use does 
not affect the overall land use or character. However, the Comprehensive Plan recommends the uses to be 
restricted to light industrial and office, thus protecting from the non-compatible commercial, institutional, 
membership, or recreational uses.  
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The Comprehensive Plan identifies the property as a catalyst site within the Belmont/Ellsworth Business 
Park, and since the construction of the three buildings, remains a flexible tenant space for contemporary 
light industrial and business uses. The development is in close proximity to I-355 and I-88 and complements 
the existing uses in the Ellsworth Industrial Park.  
 
COMPLIANCE WITH THE ZONING ORDINANCE 
The subject property is zoned M-1, Light Manufacturing, as are the properties to the north, south and 
west.  Properties to the east of the subject property are zoned M-1, Light Manufacturing and O-R-M, Office-
Research-Manufacturing.  The development was approved through a Special Use process.  No changes are 
being proposed that would affect the site or the buildings on the property. The allowed uses on the property 
fall under the categories permitted in Ordinance 5265. These uses are a restricted subgroup of uses allowed 
in the underlying M-1 Zoning District.  

Required parking is calculated based on the parking factor in the zoning ordinance for the proposed use and 
the square footage of the tenant space. Staff tracks the available parking and tenant space for the project 
site. The current total number of required parking spaces from a zoning perspective is 66 of the total 147 
parking spaces on the property.  

 
ENGINEERING/PUBLIC IMPROVEMENTS 
The petitioner is not proposing any changes to the site that would result in public improvements.  All 
required infrastructure exists and adequately services the property. 
 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners within 250 feet of the subject property in addition to posting a 
public hearing sign on the subject property and publishing a notice in Downers Grove Suburban Life.  Staff 
has received one inquiry about the petition expressing concerns related to parking and the potential spillover 
of parking onto the neighboring property.  
 
FINDINGS OF FACT 
The petitioner is requesting an amendment to an approved Special Use to allow all uses expressly permitted 
in the M-1 Zoning District at 2300 Wisconsin Avenue. Staff finds that the proposal does not meet all of the 
standards for granting a Special Use as outlined below: 
 
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;   
 The property is located in the M-1, Light Manufacturing zoning district. The development was approved 

through a Special Use process under a previous version of the Zoning Ordinance.  The current uses on the 
property are consistent with Ordinance 5265 and are permitted in the underlying zoning district and the 
current Zoning Ordinance. The proposed amendment to the Special Use is to provide the option to consider 
all uses allowed in the M-1, Light Manufacturing 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. 

 While the uses permitted under the M-1 zoning district are compatible with the surrounding properties 
similarly zoned, the high density of this development creates the unique challenge of adequately allocating 
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available parking across various uses and tenant spaces. The Special Use approving three buildings with 
55 units on the property in 2012 identified some traffic, circulation and parking challenges and therefore 
conditions were placed by the Village Council to limit the types of uses to uses that would be less parking 
intensive and commensurate with the development plan. By expanding the allowed uses to all uses 
permitted in the M-1 District, parking overspill and parking in access drive aisles may result. There are no 
site changes proposed that affect the original determination by Village Council. Therefore, the proposed 
amendment is not in the interest of public convenience and does not contribute to the general welfare of 
the neighborhood or community. This standard is not 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 proposal to allow all uses in the M-1 zoning district includes uses that generate a greater traffic and 
parking demand as discussed above. It includes the potential for auto-oriented uses, such as personal 
vehicle repair and maintenance, to generate heavier traffic and parking needs. Given the tight circulation 
and site constraints, some typical M-1 allowed uses may not be compatible with the site. Also, at the time 
of the original development, the site plan did not take into account different elements that would have 
allowed for greater flexibility with uses such as pedestrian access, circulation, stacking and other issues. 
Therefore, the proposed use will be detrimental to the health, safety or general welfare of persons residing 
in or working in the vicinity.  This standard has not been met. 

 
RECOMMENDATIONS 
 

The request to amend the Special Use Ordinance for 2300 Wisconsin Avenue, to remove all use restrictions 
and allow all uses expressly permitted in the M-1 Zoning District, is not consistent with Ordinance 5625 as 
adopted by Village Council in 2012. No change in the conditions or development have occurred since 
Council first placed the use restrictions. Based on the findings listed in this report, Staff recommends that 
the petitioner’s request be denied; however Staff recommends amending the approved uses from 2012 to 
the categories in the current Zoning Ordinance shown below in the conditions: 
 
1. The Special Use shall substantially conform to the staff report, except as such plans may be modified 

to conform to the Village codes and ordinances. 
2. The property may be occupied by the following use types from Table 5-1 in the Zoning Ordinance: 

a. Building service 
b. Business support service 
c. Consumer maintenance and repair 
d. Research service 
e. Business and professional office 
f. Medical, dental and health practitioner 
g. Warehouse 
h. Wholesale sales and distribution 
i. Artisan industrial 
j. Limited industrial 
k. General industrial 

3. The petitioner shall provide the Village with updated parking vacancy numbers for the entire site with 
every new tenant use. 

4. If future tenant uses are allowable Special Uses per the results of this petition, an application to Plan 
Commission for approval of the Special Use must still be sought. 
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Staff Report Approved By: 
 

 
___________________________ 
Stanley J. Popovich, AICP 
Director of Community Development  
 
SP:sp 
-att 
 
P:\P&CD\PROJECTS\PLAN COMMISSION\2016 PC Petition Files\16-PLC-0033 2300 Wisconsin Ave - Special Use\Staff Report 16-PLC-
0033.docx 
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PROJECT NARRATIVE 

 

 

MacNeil Real Estate Holdings, LLC (“Owner”) is the current owner of the property located at 

2300 Wisconsin Avenue (“Property”) in Downers Grove.  On May 15, 2012, the Village Council 

approved a special use to allow construction on the Property of three principal buildings on a 

single lot within the M-1 Light Industrial District (“Ordinance.”)  The ordinance approving the 

Special Use limited the uses allowed on the Property to the following: 

 

a. Professional and Business Offices. 

 

b. Research and Development Facilities. 

 

c. Light Manufacturing including production, processing, cleaning, testing and repair 

limited to uses and products described in 28.902(h). 

 

d. Wholesale and warehousing, storage and distribution facilities, excluding motor freight 

terminals or self-storage facilities (mini-warehouses); however, no single tenant shall 

contain more than 10,000 square feet. 

 

e. Uses accessory to the above-listed permitted uses. 

 

The project was completed and opened on October 1, 2014.  Since that time, it has encountered 

challenges leasing the units due to the limits placed on the allowable uses.  Currently, only 29 of 

55 total units are leased (as are depicted on the attached site plan and list of existing tenants.)   

The Owner has actively marketed the property over the past 21 months, to no avail.  

Advertisements for leasing opportunities have been published in the Naperville Sun and the 

Doings Newspaper, which serves Hinsdale, Clarendon Hills, La Grange (Park), Western Springs, 

Oak Brook, Elmhurst, Burr Ridge, Indian Head Park, Oakbrook Terrace and Westchester.  In 

addition, advertisements have been placed on various commercial real estate websites including 

LoopNet, City Feet, and CoStar.  Failure to fully lease the Property for such an extended period 

of time is making the financial success of the development difficult to achieve. 

 

There have been a minimum of seven potential uses that would have been an authorized 

permitted or special use in the underlying M-1 District that have been rejected by the Village of 

Downers Grove due to the use limitations imposed by the Ordinance.  These users included a 

wholesale facility, personal trainer, and various motor vehicle uses.  Almost all of the rejected 

uses would have been allowed by the M-1 District regulations as a permitted or special use.  This 

option was not available to the Owner due to the Ordinance.  Minutes of the Plan Commission 

and Village Board are silent as to why the additional restrictions were imposed by the Ordinance 

and current Village staff is unable to clarify what happened due to staff turnover. 

 

The Owner is filing an application seeking to amend the existing Ordinance to remove the 

limitation on uses and permit the full range of authorized permitted and special uses allowed in 

the underlying M-1 District with the goal of fully leasing the development.  The Owner simply 

seeks to be treated the same as any other owner of property located in the M-1 District and have 
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the right to make a case that an authorized use meets the Code requirements.  Many of the 

rejected uses are deemed a “special use” under the M-1 regulations.  The special use process 

would require a hearing where evidence can be introduced that parking is available to serve the 

use and conditions can be placed on that use if deemed required.  The Owner believes that this 

would be a more fair approach and allow more flexibility to lease the vacant spaces. 

 

Owner is seeking consistent application of the Downers Grove Zoning Code.  There are a 

number of uses such as “Animal Service” that has a similar parking requirement to the 

“Professional and Business Office” which is permitted by the Ordinance.  It is unclear why 

“Animal Service” is not allowed on the Property while it has a similar parking requirement as a 

use allowed by the Ordinance and is allowed on other properties zoned M-1.  Another example is 

“Personal Improvement Service” which has a similar parking requirement.  This use is allowed 

down the street at 2474 Wisconsin Avenue, which is also located in the M-1 District, but is not 

allowed on the Property. 

 

As the Parking Study prepared by KLOA concluded, existing uses are generating parking at a 

ratio less than anticipated allowing more parking to be utilized by future tenants.  In addition, the 

development is an example where shared parking is working.  Existing tenants with different 

peak parking periods have resulted in less occupied parking during the business day.  This data 

supports the request for an amendment to the Ordinance to allow a greater variety of uses on site. 

 

Full occupancy of the building is in the interest of the Downers Grove due to the jobs created and 

enhanced tax revenues paid to the Village.  As an owner of three properties located within the 

Ellsworth Industrial Park, Owner has a history of being a responsible landlord and has strict 

Tenant Rules in place to ensure that this remains a high quality development from an aesthetic 

and operational perspective.  Owner believes that the flexibility provided by the ability to lease 

to a larger group of potential tenants will result in the success of this project and an enhanced 

manufacturing environment for Downers Grove.   
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KLOA, Inc. Transportation and Parking Planning Consultants 
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MEMORANDUM TO: Richard Curran 

    MacNeal Real Estate Holdings, LLC 

 

FROM:   Luay R. Aboona, PE 

    Principal 

 

DATE:    July 22, 2016 

 

SUBJECT:   Parking Study 

    2300 Wisconsin Avenue 

    Downers Grove, Illinois 

 

 

This memorandum presents the findings of a parking study conducted by Kenig, Lindgren, 

O’Hara, Aboona, Inc. (KLOA, Inc.) for the 2300 Wisconsin Avenue office development in 

Downers Grove, Illinois.  The development consists of three buildings with 55 units and has a 

total of 89,800 square feet of gross floor area with 95 outdoor parking spaces and 55 indoor 

(individual garages) parking spaces for a total of 150 spaces.  The development is currently 53 

percent occupied (29 occupied units) with Building 1 vacant, Building 2 35 percent occupied, 

and Building 3 83 percent occupied.  Figure 1 is an aerial view of the development. 

 

The purpose of this parking study is to determine the adequacy of the parking supply in meeting 

the parking needs of the existing uses, establish the parking ratio for the uses, and confirm the 

adequacy of the parking supply for future tenants of the development. 

 

Parking Occupancy Surveys 

 

Parking occupancy surveys of the existing parking were conducted on Wednesday, July 13, 2016 

and Friday, July 15, 2016 at various times of the day to determine current occupancy levels and 

peak demand.  Table 1 summarizes the results of the surveys for each day by the following 

parking areas: 

 

 Area 1:  Between Buildings 1 and 2 with 42 outdoor spaces (three handicap) and  

18 indoor spaces 

 

 Area 2:  Between Buildings 2 and 3 with 36 outdoor spaces (four handicap) and 25  

indoor spaces 

 

 Area 3:  North of Building 3 with 17 outdoor spaces (two handicap) and 12 indoor  

spaces 
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Aerial View of Site Location Figure 1 

  

 

1 

2

 

3 



 3 

Table 1 

PARKING OCCUPANCY SURVEYS 

Time 
Parking Occupancy Available 

Parking 1 2 3 Total 

Wednesday, July 13, 2016 

10:00 A.M. 9 6 6 24 129 

12:00 P.M. 10 6 8 24 126 

2:00 P.M. 16 9 6 31 119 

4:00 P.M. 20 7 6 33 117 

6:00 P.M. 31 4 7 42 108 

8:00 P.M. 32 5 3 40 110 

Friday, July 15, 2016 

11:00 A.M. 15 6 11 32 118 

1:00 P.M. 15 7 8 30 120 

3:00 P.M. 18 8 6 32 118 

5:00 P.M. 16 4 7 27 123 

7:00 P.M. 40 3 2 45 105 

9:00 P.M. 42 6 2 50 100 

 

  



 4 

As can be seen, the peak parking demand on Wednesday occurred at 6:00 P.M. with 42 occupied 

spaces or 28 percent of available spaces.  On Friday, the peak demand occurred at 9:00 P.M. 

with 50 occupied spaces or 33 percent of available spaces. 

 

Parking Evaluation 

 

The results of the parking occupancy surveys show that parking is readily available during the 

day.  The peak demand occurs after regular business hours and is influenced by the demand of 

Alter Brewing Company.  The peak demand during regular business hours is 33 spaces occurring 

on Wednesday at 4:00 P.M. which is 22 percent of available parking spaces.  These results 

indicate the following: 

 

 Shared parking is currently working well due to the different peak parking characteristics 

of the uses including Alter Brewing Company. 

 

 The overall parking ratio of occupied spaces is 1.72 spaces per occupied unit which 

occurs at 9:00 P.M. 

 

 During regular business hours, the parking demand ratio is 1.14 spaces per occupied unit 

occurring at 4:00 P.M. 

 

 The available parking spaces (117 spaces), when compared to the vacant units (26 units), 

will translate into a ratio of 4.5 spaces per unit, which far exceeds the observed demand. 

 



Tenant 2300 Wisconsin Ave. Units  Contact : Person and Numberemail

Building 1

Empty 101

Empty 102

Empty 103

Empty 104

Empty 105

Building 2  South

Fastenal  201-203 Kirk Decker   630-795-1081 kdecker@fastenal.com

Empty 204

Empty 205

Empty 206

Empty 207

Custom Cabinet Connections 208 Pete Guardi  630-688-2448 pguardi@comcast.net

Alter Brewery 209-210-211- David Yob   773-203-9434 davidyob@gmail.com

212-213

Building 2 North Side

Empty 214

Empty 215

Empty 216

Empty 217

Empty 218

Empty 219

Empty 220

Empty 221

Empty 223

Empty 224

Empty 225

Empty 226

Building 3 South Side

Olsen Motor Sports 301-302 Tim Olsen 312 810-5353 Olsenmotorsports@me.com

Boo Coo Enterprises 303 ED Brackett   ( 630-484-6779 ) Edbrackett4@gmail.com

All Around  Vending 304 Dennis Neisteom   630-674-7821Snacktime@hotmail.com

Apple and Sons Vending 305 Anthony Appleyard  708-837-6574aapples1992@sbcglobal.com

Tim Hendricks 308 Tim Hendricks  312-513-2471

mailto:kdecker@fastenal.com
mailto:pguardi@comcast.net
mailto:davidyob@gmail.com
mailto:Olsenmotorsports@me.com
mailto:Edbrackett4@gmail.com
mailto:Snacktime@hotmail.com
mailto:aapples1992@sbcglobal.com


John Kucera 309 John Kucera  630-887-7510 jdkucera@comcast.net

Saratore Resource Group 310 David Iverson  773- 399- 9597DSIverson@weathertech.com

The Car Stall 311-312 Patrick Wolmak  pwomack20@aol.com

Building 3 northside

Naperville property's 313 Joel Weinberger  630-388-5400jkw@continentalmotors.com

Sievers & Stevens Const 314 Mike Stevens Michael Stevens. <mike@sieversandstevens.com>

Vulcan Motot Sports 315 Anthony          331-588-9083 Tonyd8620@gmail.com

Empty 316

Empty 317

McBath Construction 318 Mike McBath 708-654-8204

Empty 319

Epoc Construction 320 Dan Deem 630-808-7962 ddeem@epochconstrction.com

Empty 312

1st Class Garage Door 322 Branden  Suva 630-532-8937fcgdoor@gmail.com

empty 323

Todd Hensley 324 Todd Hensley 417-830-2990 Todd@toddsdomain.com

mailto:jdkucera@comcast.net
mailto:DSIverson@weathertech.com
mailto:pwomack20@aol.com
mailto:jkw@continentalmotors.com
mailto:Tonyd8620@gmail.com
mailto:ddeem@epochconstrction.com
mailto:fcgdoor@gmail.com
mailto:Todd@toddsdomain.com
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