
VILLAGE OF DOWNERS GROVE 

PLAN COMMISSION 
 

VILLAGE HALL COUNCIL CHAMBERS 

801 BURLINGTON AVENUE 

 

October 1, 2018 

7:00 p.m. 

 

AGENDA 

1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes – September 10, 2018 

4. Public Hearings 

a. 18-PLC-0027: A petition seeking approval of 1) a rezoning of 17 parcels 

from R-4, Residential Detached House to INP-1, Neighborhood-Scale 

Institutional and Public District; 2) a Special Use with variations to 

construct a school gymnasium addition; and 3) a Plat of Vacation to vacate 

public alleys.  The properties are currently zoned R-4 Residential Detached 

House 4.  The properties are located on either side of Prairie Avenue, 

between Fairview Avenue and Douglas Road, commonly known as 428 

Prairie, 440 Prairie Avenue, 445 Prairie Avenue, 444 Wilson Avenue, 

4733 Douglas Road, 4737 Douglas Road, 4809 Douglas Road and 445 

Gierz Avenue (PINs 09-08-221-001, -002, -014, -015, -016, -027, -028, -

029, 09-08-222-001, -002, -003, -004, -005, -006, -007, -008, -018, -022, 

-024, 025).  Diocese of Joliet, Owner; St. Mary of Gostyn Parish, 

Petitioner.  

b. 18-PLC-0029:  A petition seeking approval of an amendment to P.D. #31 

Esplanade for a new freestanding restaurant.  The property is currently 

zoned O-R-M, Office-Research-Manufacturing/P.D. #31.  The property is 

located on the south side of Butterfield Road approximately 227 feet east 

of the intersection of Esplanade Road and Butterfield Road, commonly 

known as 1801 Butterfield Road, Downers Grove, IL (PIN 06-30-304-

002).  Hamilton Partners, Inc. Owner; Daniel Bernatek, Petitioner. 

c. 18-PLC-0030:  A petition seeking approval of a Special Use Amendment 

to expand an existing automobile dealership outdoor display area.  The 

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



The property is located directly southeast of the intersection of Ogden 

Avenue and Cross Street, commonly known as 2501 Ogden Avenue, 

Downers Grove, IL (PIN 08-01-306-024). AJZ-Downers Grove II, LLC, 

Owner; Ziegler Auto Group, Inc., Petitioner. 

 

5. Adjournment 

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

 
MINUTES FOR SEPTEMBER 10, 2018 

 
 
In the absence of Chairman Rickard, Ms. Gassen served as Chairperson Pro Tem (Ch.) 
and called the September 10, 2018 meeting of the Plan Commission to order at 7:00 
p.m. She led in reciting the Pledge of Allegiance.   
 
ROLL CALL: 
 
PRESENT:  Ms. Gassen, Mr. Kulovany, Mr. Maurer, Mr. Quirk, Ms. Rollins 
   
ABSENT: Ch. Rickard, Mr. Boyle, Ms. Johnson, Ms. Majauskas, Ex. Officio  
  members Davenport, Livorsi & Menninga 
 
STAFF: Stan Popovich, Director, Community Development 
  Scott Williams, Sr. Planner  
   
Ch. Gassen reminded everyone present to silence any electronic devices during the 
meeting, and noted that copies of the Agenda are available on the shelves at either side 
of the Chamber. 
 
VISITORS: Scott Richards, 1130 Warren, Downers Grove 
  Jim Krusenosky, 853 Maple, Downers Grove 
  Kathleen Owens, 940 Maple Ave., Downers Grove 
  Don Zamborsky, 940 Maple Ave., Downers Grove 
  Joe Svoboda, 5147 Main St., Downers Grove 
  Mark Mauer, 217 White Fawn Trail, Downers Grove 
  Cathy Davidson, 916 Summit, Downers Grove 
  Glenn Hoffman, 840 Maple Ave., Downers Grove 
  Marilyn & Dave Weiher, 935 Curtiss St., Downers Grove 
  Dan McCormick, 5205 S. Washington St., Downers Grove 
  Jan Hessler, 2215 Durand Dr., Downers Grove 
  Willis Johnson, 603 Rogers, Downers Grove 
  Maxine Ekl, 930 Curtiss, Downers Grove 
  Diane Crisp, 4624 Highland Ave., Downers Grove 
  Stephen A. Frost, 945 Burlington, #405, Downers Grove 
  Kevin Beasley, Foto Houze, LLC, 5155 Main St., Downers Grove 
  Lydia Forbes, 907 Curtiss, #506, Downers Grove  
  Dave Humphreys, First Congregational Ch., 1047 Curtiss, Downers Grove 
  Byron Holtzen, 5226 Carpenter St., Downers Grove 
  David Gassen, 5320 Benton, Downers Grove 
 
APPROVAL OF MINUTES: July 23, 2018 meeting 
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Mr. Kulovany moved, seconded by Ms. Rollins to approve the minutes for the July 
23, 2018 meeting.   
The Motion to approve the minutes passed, with Ch. Gassen abstaining.  
 
Ch. Gassen reviewed the procedures to be followed for the meeting, explaining that the 
Plan Commission is a recommending body for the petition on the Agenda. Staff will 
make its presentation on behalf of the Village, which is the Petitioner in this case. The 
Commission will raise questions or comment on the petition, and then the public will be 
given an opportunity to comment. Once the Public Hearing portion of the meeting is 
closed, the Plan Commission members will deliberate to recommend approval, 
recommend approval with conditions, or recommend denial of the individual petition. 
That recommendation will be forwarded to the Village Council with the minutes, exhibits 
and all documentation from the public hearing on the specific petition. The Village 
Council will make final decisions at a future date. She reviewed the subject matter of the 
petition on the Agenda, and then asked all individuals intending to speak during the 
public hearing to rise and be sworn in.   
 
18-PLC-0027: A petition seeking a rezoning of 11 parcels from DB, Downtown 
Business to DT, Downtown Transition and a rezoning of 66 parcels from DB, 
Downtown Business to DC, Downtown Core. The subject properties are located in 
various locations throughout the downtown. A map of the proposed rezonings is 
available online at this location: http://www.downers.us/downtown-rezoning  
Village of Downers Grove, Petitioner; Various Owners.  
 
Mr. Stan Popovich, Director of Community Development for the Village, made the 
presentation requesting approval of zoning map amendments in the Village's downtown 
area. Seventy-seven properties are proposed for rezoning. The petition implements the 
vision for the downtown area as identified in the June 2017 update to the Village's 
Comprehensive Plan. There are three subareas in the Comprehensive Plan including 
the Core, the Edge and the Transition areas. The map amendments center around Main 
and Curtiss Streets and include the rezoning of 66 properties from Downtown Business 
to the Downtown Core (DC) zoning district, and 11 properties from Downtown Business 
to the Downtown Transition (DT) zoning district. He explained that the Village has held 
32 meetings to discuss the downtown since 2016.  Those meetings included 
discussions on bulk requirements, land uses, zoning classifications, Comprehensive 
Plan approvals, downtown regulatory framework, and the Zoning Ordinance update.  
 
Director Popovich explained that currently the downtown has two business zoning 
districts: Downtown Business (DB) and Downtown Transition (DT). He showed a map 
displaying the area with the proposed changes in classifications. He noted that Staff’s 
report dated September 10, 2018 states that all standards have been met for rezoning. 
Those properties proposed for the Transition area are principally homes that have been 
converted to office uses. The Comprehensive Plan’s recommendation to rezone the 77 
properties increases the welfare of the community to maintain the downtown as a 
symbolic heart of the Village and keep it as a focal point of the community as identified 
in the Comprehensive Plan. The proposed rezonings are based on the 
recommendations of the Comprehensive Plan’s Downtown Focus Area Plan. It 
envisions the Core to maintain and enhance the vibrancy downtown, while the 
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Transition area plays an important part in assisting with the transition from more intense 
uses to the single family neighborhood surrounding the downtown. Staff recommends a 
positive recommendation from the Plan Commission to the Village Council. 
 
Mr. Popovich responded to a question stating that the major differences between 
downtown Core, Business and Transition is density and building height, and the height 
for the Core area is three stories. He said the bulk standards have already been 
approved by the Village Council as a Zoning Ordinance Text Amendment and have 
already been codified. 
 
Regarding public comments received by Staff, Mr. Popovich said that phone calls were 
received inquiring about the notification sign downtown with regard to the Library and 
the cemetery. Mr. Popovich said Staff informed those callers about the potential 
rezonings, and said there was no involvement in either of those two sites. Comments 
from previous meetings were included in the Plan Commission’s packet for tonight’s 
meeting.  
 
Ch. Gassen asked whether neighborhood meetings are required for rezoning. Mr. 
Popovich said they are required by the Zoning Ordinance, and Staff also wanted to 
inform the public about the potential zoning classification changes. Mr. Popovich 
reviewed how property owners were informed of the neighborhood meetings.  In further 
response, Mr. Popovich clarified that the alley to the east of the library is a public right-
of-way and would not be rezoned and that the walkway immediately south of Ballydoyle 
is part of the parking deck lot and would not be rezoned either.   
 
There being no further comments at this time, Ch. Gassen called upon the public for 
any comments or questions.  
 
1. Scott Richards of 1130 Warren Avenue asked about the cemetery that falls into 
the rezoning area, and asked whether these changes would make the cemetery 
vulnerable. He wanted to know if the cemetery could be protected in some way.  
 
2. Willis Johnson of 603 Rogers Street said his concern is the Downtown Transition, 
and particularly the six lots on Rogers Street being included in the Downtown Transition 
area. He thinks the setback requirements are unrealistic. The lots are only 100’ deep 
and all of them back up to a concrete wall that is 15’ high. It seems unrealistic to use up 
30’ of a property to satisfy the setback requirements.  
 
3. Dan McCormick said that he and his wife own 5205 S. Washington Street, which 
is being rezoned to Downtown Transition. He echoed Mr. Johnson’s sentiments 
regarding the setback requirements that are excessive. He asked if the Board has had 
an opportunity to walk the property on Washington between Maple and Curtiss. Mr. 
McCormick said that there is no physical way they could ever put a building such as the 
one on Maple and Main on those parcels. The parcels are too small and irregularly 
shaped. He has no problem with the height requirement, but he and his neighbors have 
problems with the setbacks. 
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4. Jim Krusenoski of 853 Maple Avenue urged the Commission to continue to move 
forward with the rezoning of the properties on Washington Street. He has no issue with 
the setbacks but his concern is with the height restrictions going through on this 
rezoning. 
 
5. Scott Richards asked about the Core and whether it would be limited to three 
stories, and if so, would there be exceptions granted. He has seen too many local towns 
cave in to developers and grant variations in lieu of being sued by the developers. He 
supports the three story height restrictions. He said none of the residents in the area 
want to see a repeat of what is being done at Main and Maple. They have to live with 
that. Mr. Richards said his concern is, if this is passed, that the Village will stick to its 
guns and not give in to developers. The Core maximum should be three stories. 
 
6. George Swimmer of 4905 Main Street asked what other communities similar to 
Downers Grove have in terms of height restrictions. He thinks having height restrictions 
that other communities do not have would result in diminishing the Downers Grove 
property values. He also commented that he’s been coming to these meetings for years. 
This is the first time he’s been asked to take an oath and he felt uncomfortable doing it. 
 
7.  Byron Holtzen of 5226 Carpenter Street said he would like to see the Downtown 
Core extend all the way down to Maple Avenue. He would hate to see another big 
building go across the street from the Maple and Main building. He asked if that could 
happen, as he understood that area had a 70’ height limitation. He thinks that would be 
a disaster, as it already is a disaster.  
 
There being no further testimony from the public, Ch. Gassen closed the opportunity for 
further public comment. 
 
Director Popovich said that the Village owns the cemetery property and the only way to 
protect it would be to landmark that property or put a permanent easement on it. There 
are no plans for that property to be sold. With regard to concerns about larger buildings 
coming in, there is an alignment now between the Comprehensive Plan and the Zoning 
Ordinance and Zoning Map. Other towns vary their height requirements based on 
individual community visions for their downtown areas.  
 
Director Popovich was asked to address the question raised by a member of the public 
concerning how the Zoning Ordinance might restrict property values. He replied that 
opportunities for reinvestment in those properties are still moving forward. Any 
diminishment of property values would be offset by the opportunities to redevelop and 
the welfare of the community. There are still many permitted uses in those areas. None 
of the zoning changes would prevent someone for applying for a variance. That 
application would come before the Plan Commission and the Village Council for 
approval.  
 
Director Popovich then responded to the question regarding the oath, and said he has 
been with the Village for 12 years and the oath has always been part of testimony for a 
public hearing. It is a legal statement.  
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Mr. Quirk said he supports the Downtown Core and the height limits. He is concerned 
with the outlying properties going from Business to Transition on Rogers, south on 
Washington, and he doesn’t think it is the Village's place to restrict zoning on those 
properties. He thinks they should hear from those property owners before levying a 
major restriction on their parcels. He thinks a lot of rights would be taken away from 
those property owners.  
 
Mr. Kulovany asked about the thought process for the Rogers property. Director 
Popovich replied the Comprehensive Plan identified that area as Transition because of 
the single-family residence proximity to those properties. In further response, Director 
Popovich said that a petitioner could apply for a variance on setbacks.  
 
Ch. Gassen said the Transition area is a change from higher density use to single-
family residential.  
 
Ms. Rollins said any time they are combining lots and doing a larger building, the 
proposal would have to come before the Commission.  Director Popovich said 
hypothetically they would have to come in and seek approval.  All three zoning districts 
require a Special Use approval for any apartment or condo proposals. If someone 
wanted to build a detached house, attached house or duplex, that would be a permitted 
use in the DT zoning district and not require a public hearing.  An attached house and 
duplex are special uses in the DB zoning district.  Ms. Rollins noted these transition 
areas are what was envisioned in the Comprehensive Plan   
 
Mr. Maurer commented on the turnout for the meeting, and thanked the people for 
expressing their opinions.  He also noted the lack of comment on the change in the 
zoning district around Main and Curtiss, which is the center of the downtown. He asked 
about some of the comments received earlier. Director Popovich said the 
Comprehensive Plan fleshed out the desire to maintain the feel of the downtown area 
and limited the height to three stores. At the August meetings, people asked about the 
driving force behind the changes and that was the Comprehensive Plan. There were 
discussions about what happened to allow the construction at Main and Maple, as well 
as an explanation about the lack of alignment between the Comprehensive Plan and the 
Zoning Ordinance. Some property owners agreed with the proposed changes and 
others did not.  
 
Mr. Quirk asked whether any properties in the Downtown Core would not be in 
compliance with current zoning standards. Director Popovich said none that he is aware 
of, because the tallest building was the former U.S. Bank Building at the corner of 
Burlington and Main Street at 40’.  
 
Mr. Kulovany expressed that this has been a two-year exercise covering 32 public 
meetings. Some people think there should not be higher buildings while others say we 
need more people to support the businesses. He believes the Comprehensive Plan 
does a great job at addressing concerns to leave the Central Core at a lower height of 
40’. There is the issue of transit-oriented development, tracking people who don’t want 
to drive to work but who want to walk to the train station, shops, restaurants and bars. If 
the Village allows 70’ at the sidewalk it might make businesses happy but single-family 
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owners would be opposed to that. The Village doesn’t have the luxury of a large 
footprint for our downtown such as they have in Naperville. He thinks they have to work 
with the canvas they have, and he thinks the Comprehensive Plan does a good job to 
meet what exists. He is in favor of supporting the petition. 
 
Ch. Gassen said looking at the approval criteria, and the Comprehensive Plan, the 
petition is doing what the Plan calls for as far as the vision for the community. She 
would also support what Staff is proposing. 
 
There being no further comments, Ch. Gassen called for a Motion. 
 
Mr. Kulovany said based on the Staff report and testimony presented, I find that 
the proposed rezonings meet the standards of Section 12.030.I of the Zoning 
Ordinance. Therefore, I move that the Plan Commission recommend that the 
Village Council approve 18-PLC-0027. Ms. Rollins seconded the Motion. 
 
AYES: Mr. Kulovany, Ms. Rollins, Mr. Maurer, Mr. Quirk, Ch. Gassen 
NAYS: None 
The Motion carried unanimously.  
 
Director Popovich said that this will probably go before the Village Council the second 
meeting in October. Additional information can be found at www.downers.us.  He said 
there would be no meeting on September 24th, and the next Plan Commission meeting 
will be on October 1, 2018.  
 
Mr. Maurer expressed his appreciation to the public for attending the meeting. He 
explained that the Plan Commission is a recommending body. The Village Council will 
still listen to their concerns and they should attend that meeting. The Village Council is 
the final decision maker.  
 
There being no further business, Ch. Gassen called for a Motion to Adjourn. 
 
Ms. Rollins moved to adjourn the meeting, seconded by Mr. Kulovany. 
The Motion carried unanimously by voice vote. 
 
Ch. Gassen adjourned the meeting at 7:40 PM. 
 
Respectfully submitted, 
 
Tonie Harrington, 
Recording Secretary  
(transcribed from mp3 recording) 
 



VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

OCTOBER 1, 2018 AGENDA 
 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

18-PLC-0023 

St. Mary of Gostyn  

 

 

Rezoning, Special Use with Variations,    

Alley Vacations 

 
 

Scott Williams, AICP 

Senior Planner 

 
REQUEST 
The petitioner is requesting approval of the following items: 1) Rezoning from R-4, Residential Detached House 4 

to INP-1, Neighborhood-Scale Institutional and Public District; 2) Special Use with Variations to construct a 

school gymnasium addition; and 3) A Plat of Vacation for adjacent right-of-ways (alleys). 

 

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

 

GENERAL INFORMATION 
 

OWNER: Diocese of Joliet 

  16555 Weber Road 

Crest Hill, IL 60403 

 
APPLICANT:      St. Mary of Gostyn Parish 

445 Prairie Avenue  

Downers Grove, IL 60515 

 

PROPERTY INFORMATION- NORTH CAMPUS 
 

EXISTING ZONING: R-4, Residential Detached House 4 

EXISTING LAND USE: Private School   

PROPERTY SIZE: 48,233 square feet (1.11 acres) 

PINS:   09-08-221-001, -002, -006, -007, -008, -009, -014, -015, -016, -027, -028, & -029 
 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: R-4, Residential Detached House 4  Single Family Detached  
SOUTH: R-4, Residential Detached House 4 Institutional/Public 

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

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

    

    

PROPERTY INFORMATION- SOUTH CAMPUS 
 

EXISTING ZONING: R-4, Residential Detached House 4 

EXISTING LAND USE: Religious Assembly and Offices   
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PROPERTY SIZE: 116,900 square feet (2.68 acres) 

PINS: 09-08-222-001, -002, -003, -004, -005, -006, -007, -008, -018, -022, -024 & -025 
 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: R-4, Residential Detached House 4  Institutional/Public 

SOUTH: R-4, Residential Detached House 4 Institutional/Public 

   Single Family Detached 

EAST: R-4, Residential Detached House 4  Institutional/Public 

    Park/Open Space 

    Single Family Detached 

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

   Institutional/Public 

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. Plats of Survey 

3. Project Summary 

4. Proposed Site Plan 

5. Engineering Plans 

6. Architectural Plans 

7. Traffic Memorandum 

8. Neighborhood Meeting Invitation and Summary  

9. 435 Gierz Alley Letter 

10. Alley Outreach Documentation 

 

PROJECT DESCRIPTION 
The St. Mary of Gostyn Parish and School (SMG) consists of a school, three residential properties and a 

vacant lot on the north side of Prairie Avenue between Fairview Avenue and Douglas Road (North 

Campus) and a church, parking lot and vacant lot on the south side of Prairie Avenue between Fairview 

Avenue and Douglas Road (South Campus).  SMG is proposing to construct a 5,900 square foot addition 

onto the existing school that would expand the existing activity center to include a full size gymnasium, 

new entrance, and additional storage spaces.  

 

SMG is requesting the following approvals to facilitate the North campus improvements: 

1. A rezoning of both campuses from R-4, Residential Detached House 4 to INP-1, 

Neighborhood-Scale Institutional and Public District; 

2. Special Use with Variations to construct the school gymnasium addition on the North 

Campus; and  

3. A Plat of Vacation to vacate right-of-ways (alleys) adjacent to both campuses. 

 

North Campus 

The North Campus, consisting of the existing private school, the adjacent school-owned single-family 

home at 428 Prairie Avenue, and two alleys, is shown in the reference map in Figure 1:  
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The proposed school addition will extend the school’s footprint to the east to include the property at 428 

Prairie Avenue.  This will expand the activity center of the school with added handicap accessibility, 

another entrance, multi-purpose/dining space, gymnasium and storage. The proposed expansion will not 

result in additional students and with site circulation remaining the same, no traffic study was required.  

The expanded gymnasium and new entrance will be mainly used after-hours for sporting events. 

 

The addition will be placed so that it will meet the street setback along Prairie Avenue and the rear (east 

setback).  Based on the location of the proposed addition, the petitioner is requesting the following 

variations: 

1. A side yard setback variation along the north property line. The one-story section of the addition 

is proposed to be located adjacent to the existing east-west alley.  Assuming this alley is vacated, 

the required setback would be 13.2 feet and petitioner is providing 7 feet. 

2. A street yard setback variation for architectural features, including wing walls, a canopy and roof 

overhangs.  The required setback is 23 feet and the petitioner is providing 19.78 feet. 

3. An elevated patio area between the handicap ramp and the front wall.  The required setback is 20 

feet and the petitioner is providing 17.47 feet. 

 

Foundation landscaping and entranceway planters are proposed.  Additional landscape screening is shown 

to the north of the addition.  The building material consists mostly of masonry and will match the existing 

facades.  Storefront and curtainwall systems are present throughout the second-story.  The main addition 

is approximately 30 feet in height, and the one-story portion is approximately 18 feet in height at its 

tallest point (north-east corner).    
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 The petitioner is requesting the east-west alley be vacated to facilitate the school addition.  The north-

south alley is proposed to be vacated because the adjacent 445 Gierz Street driveway currently utilizes the 

alley for its driveway.  The two alleys proposed to be vacated by the petitioner are summarized in the 

below table: 

 

North Campus Alleys Dimensions Total Area Petitioner Adjacent 

Properties 

Non-petitioner 

Adjacent 

Properties 

East – West Alley 14 ft. by 347 ft. 4,858 sq. ft. 4733 Douglas  

4737 Douglas  

445 Gierz  

428 Prairie  

440 Prairie  

427 Gierz  

431 Gierz  

435 Gierz 

North – South Alley 14 ft. by 125 ft. 1,750 sq. ft. 4733 Douglas  

445 Gierz  

Vacant park lot 

N/A 

 

The rezoning request is only for the school properties along Prairie Avenue.  Properties along Douglas 

and Gierz may be eventually sold or not used for church purposes and are not included, but the adjacent 

vacated alleys would be distributed to them.  The proposed INP-1 designation is intended for small, 

institutional scale developments that abut residentially zoned properties.   

 

South Campus  

The South Campus is made up of the existing church, parking lot, open space/park areas and a detached 

garage as shown below in Figure 2’s reference map: 
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There are no physical changes proposed for the south campus and the uses would remain the same. The 

underlying zoning would change from R-4 to INP-1.  By rezoning both the north and south campus, the 

property would follow the Future Land Use Plan.  The alleys to be vacated are adjacent to petitioner 

owned properties and are used exclusively by the petitioner for access to their parking areas.   

  

The table below summarizes the vacation request: 

 

North Campus 

Alleys 

Dimensions Total Area Petitioner Adjacent 

Properties 

Non-petitioner 

Adjacent 

Properties 

East – West Alley 14 ft. by 50.3 ft. 700.42 sq. ft. Parking Lot  

Detached Garage lot 

N/A 

E. North – South 

Alley 

14 ft. by 125.27 ft. 1,753.78 sq. 

ft. 

Parking lot 

Park Area  

N/A 

W. North-South 

Alley 

14 ft. by 264.46 ft. 3,702.44 sq. 

ft. 

4809 Douglas  

445 Prairie  

444 Wilson 

Parking lot  

Detached Garage lot 

N/A 

 

Alley Vacations 

The petitioner has requested that a total of 12,764.64 square-feet be vacated. The owners of 435 Gierz 

Street have provided written consent subject to purchasing half of the alley that abuts their property.  No 
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other adjacent property owners have requested the portion of the alley adjacent to their property by the 

north campus’s east-west alley. 

  

Per the Village’s Right-of-Way Vacation Policy (Resolution #2003-58), staff contacted the utility 

companies, outside public agencies and other Village departments to determine if any rights to the public 

right-of-ways should be retained. The utility providers and the Village do not object to the vacation of the 

right-of-ways as long as a public drainage, utility and access easements are retained along the entire width 

and length of the alleys. The easements will provide adequate space for any future utility needs.  A public 

drainage, utility and utility access easement will be retained over all sections of the vacated alleys as 

shown on the plat of vacation. 
 

COMPLIANCE WITH COMPREHENSIVE PLAN 
The existing church, private school, and accessory parking are institutional uses. A goal of the 

comprehensive plan is for the Village to support the continued operation and improvement of schools 

while mitigating negative impacts on the adjacent residential area.  Another goal is to ensure the provision 

of high-quality public facilities, including educational facilities, for all residents of the Village. The 

rezoning request would bring the entire campus up to meet Future Land Use Plan. 

 
COMPLIANCE WITH ZONING ORDINANCE 
The subject property is proposed to be rezoned INP-1.  The Special Use is required due to the proposed 

increase in building coverage and decrease in open space.  Per Section 4.020.B.3 of the Zoning 

Ordinance, buildings and structures in the INP-1 district shall follow the setbacks of the most restrictive 

abutting zoning district.  The R-4, Residential Detached House 4 zoning designation is the most 

restrictive abutting zoning district.  The proposed bulk requirements for the school addition are 

summarized below:  

  

School Addition Required  Proposed 

South Setback (Street Yard) 25 ft. 25.02 ft. 

Arch. Building Features 23 ft. 19.78 ft.* 

Entranceway Patio 20 ft. 17.47 ft.* 

East Setback (Rear Yard) 20 ft. 20 ft. 

North Setback (Interior Side 

Yard) 13.2 ft.  7 ft.* 

Height (street elevation) 35 ft.  30 ft.  

Building Coverage 40% 31.45% 

               *Indicates variation 

The petitioner is proposing building mounted lighting that meets the Zoning Ordinance requirements. 

Additional parking is not required because the proposed addition will not result in an increase in 

enrollment.   

 

ENGINEERING/PUBLIC IMPROVEMENTS 
Post Construction Best Management Practices are required because the total impervious area will increase 

by approximately 7,676 square feet.  An infiltration basin for the new impervious areas will be located to 

the south of the addition and will tie into the existing storm water sewer located in the alley north of the 

existing school.  All improvements will comply with the provisions of the Stormwater Ordinance.  New 

internal pedestrian connections with adjacent public sidewalks are depicted on the site plan.  There are no 

other public improvements proposed.   
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PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division has reviewed the proposed plans and has adequate access to the proposed 

building.  The proposed addition will be fully sprinkled and equipped with a manual and automatic fire 

alarm system. 

 

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

the public hearing notice signs and publishing the legal notice in Enterprise Newspapers, Inc. (The 

Bugle).  Staff has not received any neighborhood comments/inquiries regarding the proposal at this time.   

 

As required by the Zoning Ordinance for a Rezoning petition, the petitioner held an onsite neighborhood 

meeting on Wednesday, July 18, 2018.  General questions were asked about the applicant’s future plans, 

the incorporation and function of the alleys and traffic impact.  A summary of the meeting is attached.  

 

The petitioner has been in communication with the neighbors on Gierz Street (427-435) adjacent to the 

east-west alley to the north of the school and proposed addition.  The neighbor at 435 Gierz Street has 

formally requested their half of the alley.  Staff has not received any other requests regarding this alley, 

and documentation detailing outreach efforts is attached.       

 
STANDARDS OF APPROVAL 
The petitioner is requesting approval of the following items: 1) Rezoning from R-4, Residential Detached 

House 4 to INP-1, Neighborhood-Scale Institutional and Public District; 2) Special Use with Variations to 

construct a school gymnasium; and 3) A Plat of Vacation for adjacent right-of-ways (alleys). The review 

and approval criterion for each request is listed below.   

 

The petitioner has submitted a narrative that attempts to address all the standards of approval.  The Plan 

Commission should consider the petitioner’s documentation, the staff report and the discussion at the Plan 

Commission meeting in determining whether the standards for approval have 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. 
2. The extent to which the particular zoning restrictions affect property values. 

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

safety and welfare. 

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

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

land development in the vicinity. 

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

7. The comprehensive plan. 

 

Section 28.12.050.H Special Use 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: 
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1. That the proposed use is expressly authorized as a Special Use in the district in which it is to be 

located.   

2. That the proposed use at the proposed location is necessary or desirable to provide a service or a 

facility that is in the interest of public convenience and will contribute to the general welfare of the 

neighborhood or community. 

3. That the proposed use will not, in the particular case, be detrimental to the health, safety or general 

welfare of persons residing or working in the vicinity or be injurious to property values or 

improvements in the vicinity.  

 

Section 28.12.090.G Variance Approval Criteria 

Variations require evaluation per Section 28.12.090 of the Municipal Code, Standards and Review 

Criteria:  “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 result in 

practical difficulties or particular hardships for the subject property owner.  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:”   

 

1. The subject property cannot yield a reasonable return if required to comply with the 

regulations that apply to it.   

2. The plight of the owner is due to unique circumstances.   

3. The variation, if granted, will not alter the essential character of the locality. 

4. That the particular physical surroundings, shape, or topographical conditions of the subject 

property would result in a particular hardship upon the owner, as distinguished from a 

mere inconvenience, if the strict letter of the regulations were carried out. 

5. That the conditions leading to the need of the requested variation are not applicable, 

generally, to other properties within the same zoning classification.   

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

7. That the proposed variation will not impair an adequate supply of air to adjacent property, 

or substantially increase the danger of fire, or otherwise endanger the public safety, or 

substantially diminish or impair property values within the neighborhood.  

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

9. That the granting of the 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. 
 

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.  The combined square-footage of the proposed vacated alleys is 12,764.64 square feet.   The 

Village Council is solely responsible for determining the amount and type of compensation, if any. These 

questions are listed below: 

 

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

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

interest will be served by such vacation request.    

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

any ingress-egress easements are to be maintained.   

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

vacation of the parcel. 
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DRAFT MOTION 
 

Staff will provide a recommendation at the October 1, 2018 meeting.  Should the Plan Commission find 

that the requests meets the standards of approval for a Rezoning, Special Use with Variations and Alley 

Vacations, staff has prepared a draft motion that the Plan Commission may make for the approval of 18-

PLC-0023: 

 

Based on the petitioner’s submittal, the staff report and the testimony presented, I find that the petitioner 

has met the standards of approval for a Rezoning, Special Use, Variations and Alley Vacations as 

required by the Village of Downers Grove Zoning Ordinance and is in the public interest and therefore, I 

move that the Plan Commission recommend to the Village Council approval of 18-PLC-0023, subject to 

the following conditions: 

 

1. The Rezoning, Special Use with Variations and alley vacations shall substantially conform to the 

staff report dated October 1, 2018, the drawings prepared by DLA Architects, Ltd. dated August 

31, 2018, and engineering and landscape drawings prepared by W-T Civil Engineering, LLC 

dated September 19, 2019, except as such plans may be modified to conform to Village Codes 

and Ordinances. 

2. An administrative lot consolidation of the lots being rezoned shall be completed prior to the 

issuance of a building permit.  

3. The addition shall be equipped with an automatic suppression and an automatic and manual fire 

alarm system. 

4. All proposed signage shall comply with the sign regulations. 

5. A hold harmless agreement indemnifying the Village for the addition to encroach past the 35’ 

private building setback line per the Plat of Consolidation. 

 

Staff Report Approved By: 

 

___________________________ 

Stanley J. Popovich, AICP 

Director of Community Development 
 

SP:sw 
-att 

P:\P&CD\PROJECTS\PLAN COMMISSION\2018 PC Petition Files\18-PLC-0023 - St. Mary's Addition-Rezoning, Special Use, Alley 

Vacation\18-PLC-0023 Staff Report.docx 
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Property Line 0.1 fc 1.6 fc 0.0 fc N/A N/A
Property Line 5 foot 
Offset 0.0 fc 0.5 fc 0.0 fc N/A N/A

Site 0.5 fc 4.1 fc 0.0 fc N/A N/A

Schedule

Symbol Label Catalog Number QTY Manufacturer Description Lamp Number 
Lamps Filename Lumens per Lamp LLF Wattage

S1 OLWX1 LED 13W 40K DDB 7 Lithonia Lighting 13W 4000K LED WALL PACK LED 1 OLWX1_LED_13W_40K_D
DB.ies

1260 0.8 14

S2 OLWX1 LED 20W 40K DDB 4 Lithonia Lighting 20W 4000K LED WALL PACK LED 1 OLWX1_LED_20W_40K_D
DB.ies

1840 0.8 21.77
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Dear Neighbors,  

St. Mary’s has been a part of the Downers Grove community for over 125 years.  In all the years that we 

have been a part of your community, we have made changes to both our Church and our School that 

have helped us to maintain a very engaged and vibrant Parish, a real asset to Downers Grove. 

We are now in the process of making plans to once again improve our campus facilities, specifically at 

our School, that will enhance our ability to provide a safe, multi-purpose activities area for our children 

to use during the day as well as for extracurricular events.  We will be using our current gymnasium 

space as well as a residential property that we own to our east to expand both north and east of our 

current gym space. 

We are seeking the Village of Downers Grove’s approval to do this expansion at a public hearing on 

August 6, 2018.  We will also, at that meeting, be applying to rezone our Church and School properties 

to INP-1, Neighborhood-Scale Institutional and Public District, as well as vacation of the alleys within and 

adjacent to our properties. 

Before that meeting, we want to invite our neighbors to a meeting to discuss our plans.  We will provide 

an overview of the plans and will be available to answer your questions.  Please join us for this meeting: 

Wednesday, July 18, 2018 at 7:00 pm. 

St. Mary of Gostyn’s Gathering Place, in the lower level of our Church, 445 Prairie Ave. 

Please enter from the Parking Lot through the double glass doors. 

If you are unable to attend the meeting but would like to learn more about the plan, please contact our 

Parish Manager, Terri O’Dekirk at 630-737-9621. 

Yours in Christ, 

 

Father Jim Schwab 



















  

 
VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
OCTOBER 1, 2018 AGENDA 

 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

18-PLC-0029 

1801 Butterfield Road 

 

 

 

PUD Amendment 

 

 

 

Scott Williams, Senior Planner 

 
REQUEST 
The petitioner is requesting approval of a final Planned Unit Development amendment to Planned Unit 

Development #31, Esplanade at Locust Point for the construction of a new two-story restaurant.   

 

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

 

GENERAL INFORMATION 
  
APPLICANT: Daniel Bernatek 

 Ari Group Architects, Inc. 

 830 North Blvd. 

 Oak Park, IL 60301 

 

OWNER: Hamilton Partners, Inc. 

                                    300 Park Blvd. 

                                    Itasca, IL 60143  

PROPERTY INFORMATION 
 

EXISTING ZONING: O-R-M/PD #31, Office-Research Manufacturing  

EXISTING LAND USE: Vacant Restaurant   

PROPERTY SIZE: 115,025 sq. ft. (2.641 acres)  
PINS: 06-30-304-002 
 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

East: Tollway Right-of-Way                  N/A   

WEST: O-R-M, Office-Research-Manufacturing/PD #31   Office Corporate Campus 

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

SOUTH: O-R-M, Office-Research-Manufacturing/PD #31   Office Corporate Campus  

 
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. Elevations and Renderings 

7. Sign Plan 

8. Photometric Plan 

 

PROJECT DESCRIPTION 
The petitioner is proposing to construct a new two story restaurant at 1801 Butterfield Road. The property 

is an outlot within the Esplanade at Locust Point Planned Unit Development. The site is adjacent to 

Butterfield Road and the I-355 Tollway right-of-way/entrance ramp. It is zoned ORM/PUD #31, Office-

Research-Manufacturing/Planned Unit Development. The 115,025 square-foot parcel is currently occupied 

by a vacant restaurant-formerly Carlucci of Downers Grove. The proposal is to demolish the existing 

building and construct a new two-story building. The petitioner is requesting approval of an amendment to 

Planned Unit Development #31 to allow the construction of a new restaurant.   

 

The petitioner is proposing to build a new 12,077 square-foot restaurant. The footprint will be slight larger 

than the existing building with the parking lot and access points remaining the same. The new Cooper’s 

Hawk Winery and Restaurant consists of tasting, bar and dining areas.  The first floor will have an outdoor 

patio.  The much smaller second story will have a second bar and interior dining area along with an outdoor 

terraced patio screened by a low wall and planters.   

 

The primary material used for the exterior of the building is fiber cement panels, concrete and veneers. 

Metal canopies and changes in texture/color are shown throughout all four elevations with one-story 

windows concentrated on the west and south elevations.  The canopy lines continue to cover the patio areas, 

with the second floor patio most visible from the Lacey Road side of the property.   

 

The entrance to the building will be located at the west elevation. An ADA accessible path is proposed from 

the entrance of the building to the sidewalk along Lacey Road as required. The trash enclosure is located 

in the northeast corner of the property, enclosed with stucco applied to a CMU wall with the colors matching 

the primary facade.  The parking areas provided on all four sides of the building will remain untouched and 

provide 150 parking spaces   Per the planned unit development agreement, the site plan maintains an area 

for future cross-access with the undeveloped lot located to the west.  

 

Dense parking lot and foundation landscaping is provided on all four sides of the building and parking 

areas, with a mix of shade trees and landscape materials such as shrubs and ornamental trees. Parking lot 

and site lighting is provided around the proposed development.  

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Future Land Use Plan designates the site as Office Corporate Campus. This includes highly visible 

large-scale buildings and office parks which continue to play an important role in the local economy.  The 

new restaurant in a prominent location allows for the continued support of a major office development 

along the Tollway and Butterfield Road.  The high-quality building is consistent with the rest of the 

Esplanade development.   

 

The Butterfield Focus Area Plan calls for outlot development to attract new commercial developments and 

to use the corridors unique location to attract new tenants.  The Focus Area Plan also notes redevelopment 

should focus on attracting a regional customer base in addition to serving the substantial daytime population 

in the area.  
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COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned O-R-M/PUD #31, Office-Research-Manufacturing/Planned Unit Development.   

 

The bulk requirements of the proposed development in the O-R-M/PUD zoning district are summarized in 

the following table: 

 

1801 Butterfield Rd. Required Proposed 

South Setback (Street Yard – 

Lacey Road- Building 36 ft.                 117 ft. 

East Setback (tollway) - Building 36 ft. 81 ft. 

North Setback (Street Yard) - 

Building 36 ft. 116 ft. 

West Setback (Side Yard) - 

Building 10 ft. 74 ft. 

Landscaped Open Space 23,005 sq. ft. (20%) 32,960 sq. ft. (29%) 

Floor Area Ratio 1.0  0.14 

Building Height 140 ft. (max) 38 ft. 

Onsite Parking Spaces 142 150 

 

All parking lot setbacks are existing.  An additional fifty “valet” parking spaces located across Lacey Road 

are also available due to a shared parking agreement with Hamilton Partners, owners and manager of 

Esplanade at Locust Point.  Including the valet spaces, the restaurant has 200 available parking spaces.  The 

petitioner is not requesting any variations from the bulk requirements.  A photometric plan has been 

submitted in compliance with site lighting regulations.  Roof top mechanical units will be screened by the 

second story and the full-height parapet walls as shown in the elevation plans. Landscaping requirements 

are met with the conversion of the eastern concrete parking lot islands in the row closest to the building.   

The petitioner is requesting the following signs associated with the development: 

Sign Location Total Square Footage 

North Elevation 159.7 sq. ft. 

East Elevation 185.5 sq. ft. 

West Elevation 159.7 sq. ft. 

Esplanade Monument Sign (existing) 32 sq. ft. 

Grand Total 536.9 sq. ft. 

The petitioner is requesting the following deviations in order to assist with directing traffic to Lacey Road 

due to the complexity of the adjacent roadways.  The requested deviations are: 

1.      Permit a total maximum sign area of 536.9 square feet where 300 square feet is permitted.  
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2.      Permit the tollway monument sign to be located on the east façade of the building; and 

3.      Permit the placement of a sign on the west elevation without frontage. 

The petitioner is requesting to swap the allowance for a freestanding monument sign for a wall sign on the 

east elevation (185.5 square feet).  As the tollway monument sign square footage does not count toward the 

maximum total sign area, the east elevation sign would not count towards the total sign area.  Additionally, 

the Esplanade Monument Sign (32 square feet) was approved as part of the Esplanade’s overall sign 

package for the entire Planned Unit Development.  As such, the overall sign area request with these two 

reductions is 319.4 square feet.      

Given the complexity of the adjacent roadways and in order to adequately identify the restaurant, the 

petitioner has proposed a wall sign on the west façade above the main entrance to the restaurant.  

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 are:  

 

a) implementation of and consistency with the comprehensive plan and other relevant plans and 

policies; 

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; 

c) efficient and economical provision of public facilities and services; 

d) variety in housing types and sizes to accommodate households of all ages, sizes, incomes and 

lifestyle choices; 

e) compact, mixed-use development patterns where residential, commercial, civic and open 

spaces are located in close proximity to one another; 

f) a coordinated transportation system that includes an inter-connected hierarchy of facilities for 

motorized and non-motorized travel; 

g) high-quality buildings and improvements that are compatible with surrounding areas, as 

determined by their arrangement, massing, form, character and landscaping; 

h) the protection and enhancement of open space amenities and natural resource features; 

i) the incorporation of sustainable development features including green infrastructure practices 

in landscapes and parking area, to maximize the aesthetic and water quality benefits of best 

practices in stormwater management; and 

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. 

 

ENGINEERING/PUBLIC IMPROVEMENTS 
There are no public improvements required as the site is currently served by a public sidewalk along Lacey 

Road and there are no existing or proposed curb cuts onto Butterfield Road.  The modest increase in floor 

area does not trigger additional traffic improvements per the threshold set by the underlying PUD #31.  

There is a net impervious area increase of 641 square feet which does not trigger additional storm water 

detention/treatment. The drainage for the site will tie into the existing stormwater system for the Esplanade 

development. 
 

PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division reviewed the proposed development and determined that sufficient access to 

and around the site is provided for emergency vehicles.  The building will be required to include a fire 

alarm and sprinkler system that meet the Village’s code requirements.   
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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 legal notice in Enterprise Newspapers, Inc (The 

Bugle). Staff has not received any neighborhood comments/inquiries regarding the proposal at this time. 

 

STANDARDS OF APPROVAL 
The petitioner is requesting approval of a final Planned Unit Development amendment to Planned Unit 

Development #31.  The review and approval criterion for each request is listed below.   

 

The petitioner has submitted a narrative that attempts to address all the standards of approval.  The Plan 

Commission should consider the petitioner’s documentation, the staff report and the discussion at the Plan 

Commission meeting in determining whether the standards for approval have been met. 

 

Section 28.12.040.C.6 Review and Approval Criteria 

The decision to amend the zoning map to approve a PUD development plan and to establish a PUD overlay 

district are matters of legislative discretion that are not controlled by any single standard. In making 

recommendations and decisions regarding approval of planned unit developments, review and decision‐
making bodies must consider at least the following factors: 

 

a. The zoning map amendment review and approval criteria of Sec. 12.030.I.  

b. Whether the proposed PUD development plan and map amendment would be consistent with the 

comprehensive plan and any other adopted plans for the subject area. 

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

d. Whether the proposed development will result in public benefits that are greater than or at least equal 

to those that would have resulted from development under conventional zoning regulations. 

e. Whether appropriate terms and conditions have been imposed on the approval to protect the interests 

of surrounding property owners and residents, existing and future residents of the PUD and the 

general public.  

 
DRAFT MOTION 
 

Staff will provide a recommendation at the October 1, 2018 meeting.  Should the Plan Commission find 

that the request meets the standards of approval for a Final Planned Unit Development Amendment, staff 

has prepared a draft motion that the Plan Commission may make for the recommended approval of 18-

PLC-0029: 

 

Based on the petitioner’s submittal, the staff report and the testimony presented, I find that the petitioner 

has met the standards of approval for a Final Planned Unit Development #31 Amendment as required by 

the Village of Downers Grove Zoning Ordinance and is in the public interest and therefore, I move that the 

Plan Commission recommend to the Village Council approval of 18-PLC-0029, subject to the following 

conditions: 

 

1. The Planned Unit Development Amendment shall substantially conform to the staff report; and 

drawings prepared by Aria Group Architects, Inc., dated September 21, 2018, engineering 

drawings prepared by RWG Engineering, LLC, dated September 13, 2018, and sign drawings 

prepared by Comet Neon dated September 21, 2018, 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 and an automatic and manual fire 

alarm system. 

3. A fire hydrant shall be provided within 100 feet of the new fire department connection. 
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4. The pedestrian connection will be differentiated from the adjacent pavement through the use of 

elevation or material.   

 

Staff Report Approved By: 

 

Stanley J. Popovich, AICP 

Director of Community Development  
 

SP:sw 

-att 
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Project Summary 

The applicant is proposing to demolish the existing Carlucci’s restaurant structure at 1801 

Butterfield Road and replace it with a new Cooper’s Hawk Winery and Restaurant. This change 

in structure requires approval with a Planned Use Development Amendment. The site has an 

entrance on Lacey Road but is also bounded by The Veteran’s Memorial Tollway (I-355) to the 

east. No changes to the parking lot or access to the site are being proposed. This is a region with a 

multitude of successful multi-unit restaurants. The restaurants in the area include both well-known 

national restaurants as well as easily recognizable local restaurants.  

Cooper’s Hawk Winery and Restaurants have eleven existing units in Illinois including Oak Park, 

Naperville, and Burr Ridge in addition to a new unit under construction in New Lenox. The 

restaurant group is currently headquartered in Countryside but is attaining a national profile with 

an increasing presence in the Midwest as well as Florida and Virginia along the East coast.  

The site is currently zoned O-R-M, Office-Research-Manufacturing within the PD, Planned Unit 

Development, Overlay district also known as The Esplanade Planned Development or PD #31. 

The FAR is calculated as part of the overall development but taking the site as an isolated parcel 

the FAR would be 0.14 (14%) which is considerably less than the maximum allowable FAR of 

0.80 (80%). 

The vicinity where the restaurant will be built has a much lower density than much of the 

surrounding area and community. There is ample open-space owing to the more stringent open-

space requirements of the Planned Unit Development. The restaurant site is on the perimeter of 

the Planned Unit Development so the marginal open space along the adjoining roads and tollway 

contribute to the feeling of spaciousness.  

The new Cooper’s Hawk Winery and Restaurant will be 12,077 square feet with a roof terrace and 

outdoor patio on an overall site of 113,451 square feet. The new structure will occupy the same 

location on the site as the previous restaurant with a different/larger footprint. The small second 

floor terrace will screen the mechanical units on the first floor roof from view of the nearby mid-

rise office buildings. A high parapet wall along the North will prevent the units from being seen 

from Butterfield road.  

Landscaping will be modified and enhanced by the landscape architect while preserving high-

quality, established and mature plant material. The parking lot is in compliance with the setback 

requirements for parking and is anticipated to remain and reuse the existing 150 stalls – including 

5 ADA spaces. Existing pole-mounted parking lot lighting will remain. (A photometric plan has 

been provided) Cooper’s Hawk Winery and Restaurants has an agreement with the developer to 

use 50 parking spaces across Lacey Road as a valet parking lot. (A copy of the agreement is 

included with the submittal)  

In addition to the signage shown on the building, we are proposing two monument signs. One sign 

would replace the existing Carlucci’s sign on the corner of Butterfield Road and Esplanade Road. 

This sign will be on property owned by the developer of the PD. The other sign will be located on 



the site near the Lacey Road access point and act as a wayfinding signage to direct customers 

towards the site. 
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VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
OCTOBER 1, 2018 AGENDA 

 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

18-PLC-0030 

2501 Ogden Avenue 

 

 

Special Use Amendment for an  

Automobile Dealership  

 
 

Flora Ramirez 

Planner 

 
 

REQUEST 
The petitioner is requesting approval of a Special Use Amendment to expand an existing automobile dealership 

outdoor display area at 2501 Ogden Avenue. 

 

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

 

GENERAL INFORMATION 
  

OWNER:   AJZ-Downers Grove II, LLC 

   4201 Stadium Drive 

Kalamazoo, MI 49008 
 
APPLICANT: Ziegler Auto Group, Inc. 

 4201 Stadium Drive  

 Kalamazoo, MI 49008 

  

PROPERTY INFORMATION 
 

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

EXISTING LAND USE: Corridor Commercial  

PROPERTY SIZE: 77,222 sq. ft. (1.773 acres) 

PINS: 08-01-306-024 

 
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   

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

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

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

Development: 

1. Project Narrative  
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2. Plat of Survey                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                   

3. Engineering Plans 

4. Landscape Plan 

5. Photometric 

6. Parking Exhibit 

7. Fire Truck Turning Exhibit 

 
PROJECT DESCRIPTION 
The applicant is requesting a Special Use Amendment to expand an existing automobile dealership outdoor 

display area at the southeast corner of Cross Street and Ogden Avenue, commonly known as 2501 Ogden 

Avenue. The property is zoned B-3, General Services and Highway Business and is an existing car 

dealership. An automobile dealership is an allowable Special Use in the B-3 zoning district per Section 

5.010 of the Zoning Ordinance. 

 

Currently, the subject property is improved with a one-story commercial building and a paved parking area 

north, south, and southeast of the building.  The site contains one Ogden Avenue curb cut.  There is no curb 

cut along Cross Street. The public sidewalk along Ogden Avenue is located in the right-of-way.  

 

Proposed Development 

The petitioner is proposing to use the existing one-story commercial building, resurface the existing parking 

lot, and expand the parking lot to the northeast. The majority of the parking lot shall be used for display of 

vehicles with customer parking in front of the building. The one-story commercial building shall continue 

to be used for office space.  

 

Currently, there is one curb cut along Ogden Avenue and no curb cuts along Cross Street. Access will not 

be changed. A new sidewalk is proposed along Cross Street in the right-of-way, running south for 88 feet 

from the existing sidewalk along Ogden. Currently, the parking lot is striped and allows for 99 vehicle 

display parking stalls. The improvements to the site would include resurfacing, restriping, landscaping, and 

expanding the parking lot. The parking spaces on the north, east, and south side of the property will be used 

for display of sale cars and the twelve spaces in front of the building plus two handicap spaces shall be 

reserved for customer parking. Parking on the property meets the zoning requirements. The petitioner has 

provided a photometric plan for the proposed parking lot lighting.  All lighting will be directed towards the 

building, driveways, and parking areas and away from the adjacent residential areas.   

 

The petitioner is proposing landscaping around the perimeter of the property, in conformance with the 

Village requirements. Landscape islands will be at the end of all parking rows. New trees and plantings will 

screen the east and south side adjacent to the residential properties. Furthermore, an existing 6’ fence will 

remain in place on the south side adjacent to a residentially zoned property and a new 6’ fence will be 

installed on the east side adjacent to the residential property. Other improvements include a pedestrian 

connection between the building and Cross Street and Ogden Avenue. The trash generated for this property 

will be managed through a residential sized trash tote and will be kept inside the building until trash 

collection day. No exterior changes have been proposed to the existing building  

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan’s Future Land Use Map designates this property as Corridor Commercial.  

Corridor Commercial uses include smaller regional commercial retails (such as auto dealers) that provide 

services and retail opportunities to the nearby neighborhoods and the surrounding region. The 

Comprehensive Plan specifically mentions that the Ogden Avenue corridor should continue to contain a 

range of these type of uses.  
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The Comprehensive Plan calls for aesthetic and functional improvements along Ogden Avenue. The 

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

of landscaping and by improving pedestrian connectivity by installing a new sidewalk on Cross Street. 

Furthermore, the Comprehensive Plan also calls for auto services uses to be located at the western end of 

Ogden Avenue to enhance the existing cluster of dealerships.  

 

The proposed expansion of the existing automobile dealership outdoor display area at this property is 

consistent with the Comprehensive Plan. 

 

COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned B-3, General Services and Highway Business. The proposed personal vehicle sales 

business is an allowable Special Use in the B-3 District per Section 5.010 of the Zoning Ordinance. The 

existing building is compliant with all of the required bulk standards. The table below identifies the required 

regulations and what is proposed:  

 

2501 Ogden Avenue Required Proposed/ Existing 

North Setback (Street Yard – Ogden Avenue) - Building 75 ft. 169.1 ft. (Existing) 

West Setback (Street Yard –  

Cross Street) - Building 25 ft. 54.8 ft. (Existing) 

South Setback (Rear Yard) - Building 20 ft. 123.9 ft. (Existing) 

East Setback (Side Yard) - Building 8.6 ft. 135.1 ft. (Existing) 

North Setback – (from Ogden Centerline) - Parking 50 ft. 51.7 ft. 

West Setback (from 

Cross Street) - Parking 8 ft. 15.8 ft. 

South Setback (Rear Yard) - Parking 20 ft. 21.4 ft. 

East Setback (Side Yard) - Parking 8.6 ft.  9.8 ft. 

Landscaped Open Space 

7,722.2 sq. ft. 

(10%) 

13,770 sq. ft. 

(17.83%) 

Street yard Landscaped Open Space 

3,861.1 sq. ft.  

(50%) 

9,943 sq. ft.  

(77.66%) 

Floor Area Ratio 0.75 (max) n/a 

Building Height 60 ft. (max) n/a 

Parking Spaces 12 spaces 14 spaces 

 

ENGINEERING/PUBLIC IMPROVEMENTS 
The property will expand the existing footprint of the impervious area and therefore on-site stormwater 

management is required. There are two existing detention facilities on site. The petitioner has provided a 

stormwater memo showing that the existing surface storage volume that was previously required is being 

provided to meet this requirement. Additionally, a section of the southeast portion of the parking lot 

expansion will be constructed with permeable pavers to meet the required Post Construction Best 

Management Practices Storage Volumes.  

 

The turning exhibit demonstrating the appropriate turning radii has been reviewed by staff. The petitioner 

shall provide a sidewalk within the right-of-way along Cross Street for 88 feet heading south from Ogden 

Avenue. The length of this sidewalk is limited to 88 feet while Public Works further reviews the surrounding 

area (utilities, grade of road, existing ditches) to determine which side (ease or west) of Cross Street will 

have a full length sidewalk installed in the future.  
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PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division has determined that the proposed development provides sufficient access for 

emergency vehicles.  The site layout permits Fire Department apparatus the opportunity to enter and exit 

the site from the Ogden Avenue curb cut.   

 

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 Enterprise Newspapers, Inc. (The Bugle). One 

inquiry was received regarding the proposed requirement, staff explained the proposal and shared a link to 

the online agenda packet.  

 

STANDARDS OF APPROVAL 
The petitioner is requesting a Special Use Amendment, to expand an existing automobile dealership outdoor 

display area at 2501 Ogden Avenue. The review and approval criteria for this request is listed below. The 

petitioner has submitted a narrative that attempts to address all the standards of approval. The Plan 

Commission should consider the petitioner’s documentation, the staff report and the discussion at the Plan 

Commission meeting in determining whether the standards for approval have 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;   

  

2. That the proposed use at the proposed location is necessary or desirable to provide a service or a facility 

that is in the interest of public convenience and will contribute to the general welfare of the 

neighborhood or community. 

  

3. That the proposed use will not, in the particular case, be detrimental to the health, safety or general 

welfare of persons residing or working in the vicinity or be injurious to property values or improvements 

in the vicinity.  

  

DRAFT MOTION 
 

Staff will provide a recommendation at the October 1st, 2018 meeting.  

 

Should the Plan Commission find that the request meets the standards of approval for a Special Use 

Amendment, staff has prepared a draft motion that the Plan Commission may make for the recommended 

approval of 18-PLC-0030:  

 

Based on the petitioner’s submittal, the staff report and the testimony presented, I find that the 

petitioner has met the standards of approval for the Special Use Amendment as required by the 

Village of Downers Grove Zoning Ordinance and is in the public interest and therefore, I move that 

the Plan Commission recommend to the Village Council approval of 18-PLC-0030, subject to the 

following conditions:  

 

1. The Special Use Amendment shall substantially conform to the staff report; and development 

plans prepared by SPACECO Inc. dated August 27, 2018 and last revised on September 17, 
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2018, except as such plans may be modified to conform to the Village codes and ordinances. 

2. A pedestrian connection from the existing building to Ogden Avenue shall be provided in 

accordance with the Zoning Ordinance. 

3. The site lighting shall meet the lighting requirements as per Section 10.030 of the zoning 

ordinance.  

4. All trash bins shall be kept inside the building. 

5. All test drives are limited to arterial streets as defined in the Comprehensive Plan. Arterial 

streets include: Ogden Avenue, Belmont Road, Warrant Avenue, and Main Street.  

6. No business activities may be conducted on Cross Street or Ogden Avenue.  

7. All vehicle deliveries must be completed on private property. Deliveries may not take place on 

Cross Street or Ogden Avenue.  

 

Staff Report Approved By: 

 
___________________________ 

Stanley J. Popovich, AICP 

Director of Community Development  
 
SP; fr 

-att 
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= INVENTORY PARKING (192)
= REQUIRED PARKING (14)
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