
VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION 

 
VILLAGE HALL COUNCIL CHAMBERS 

801 BURLINGTON AVENUE 
 

December 2, 2019 
7:00 p.m. 

 
AGENDA 

1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes – November 4, 2019 

4. Public Hearings 

a. 19-PLC-0032: A  p e t i t i o n  s e e k i n g  Special Use approval to provide 
off-site parking over 1,000 feet away from the use served and to establish 
an accessory use before the principal use is established.  The property is 
currently zoned O-R-M, Office-Research-Manufacturing.  The property is 
located at 4110 Finley Road, Downers Grove, IL (PIN 09-06-100-019) 
Bridge Point Downers Grove Phase II, LLC, Petitioner and Bridge 
Downers Grove, LLC, Owner. 
 

b. 19-PLC-0033: A petition seeking Special Use approval to expand an 
office medical use.   The property is currently zoned DC, Downtown Core. 
The property is located directly southeast of the intersection of Main Street 
and Curtiss Street, commonly known as 5207 Main Street, Downers 
Grove, IL (PIN: 09-08-306-040, -041, and -044).  DuPage Medical Group 
and Woodlawn Corner, LLC/Main 5207, LLC, Petitioner and Woodlawn 
Corner LLC/Main 5207, LLC, Owner. 

 
5. Adjournment 

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

NOVEMBER 4, 2019 
 
CALL TO ORDER: 
 
Chairman Rickard called the November 4, 2019 meeting of the Plan Commission to 
order at 7:00 PM and led in reciting the Pledge of Allegiance.   
 
ROLL CALL: 
 
PRESENT:  Mr. Dmytryszyn, Ms. Gassen, Ms. Johnson, Ms. Majauskas, Mr. 

Maurer, Mr. Patel, Ms. Rollins, Ch. Rickard  
ABSENT: Mr. Boyle, Ex. Officio Members Olczyk, Livorsi & Menninga 
A quorum was established. 
 
Ch. Rickard reminded everyone present to silence any electronic devices during the 
meeting and noted that copies of the Agenda are available on the shelves at either side 
of the Chamber. 
 
STAFF: Jason Zawila, Planning Manager 
  Flora Ramirez, Development Planner 
  Gabby Baldassari, Development Planner 
     
VISITORS: Scott Richards, 1130 Warren Avenue 
  Barbara Whiting, 814 Warren Avenue 
  Paul Lagno, 404 Prairie Avenue 
  Brent Miller, 4736 Florence Avenue 
  Marge Earl, 4720 Florence Avenue   

Carol Schmidt and George Joch, 4800 Florence Avenue 
  Jim and Wendy Kyser, 840 Rogers Street 
  Michael Cassa, DGEDC, 5159 Mochel 
  Jen Hense, Oakley Builders, 5216 Main Street 
  Steve Sobkowiak, Oakley Builders, 5216 Main Street 
  Todd Davies, Cadence, 5101 Mochel 
  Will Kreuzer, Tartan, 350 W. Hubbard Street, #640, Chicago 
  Richard Kasper, 4942 Elm Street 
  Lynn Scalia, 838 Rogers Street 
  Scott Uloswech and Kelsey Brar, 5007 Washington Street 
  Don Koegel, 832 Rogers Street 
  Steve Corcoran, Eriksson Engineering, Grayslake 
 
APPROVAL OF MINUTES: October 7, 2019 meeting 
 
Ms. Gassen moved, seconded by Ms. Dmytryszyn to approve the minutes for the 
October 7, 2019 meeting.  
 
The Motion to approve the minutes passed by Voice Vote. 
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Ch. Rickard reviewed the procedures to be followed for the one scheduled public 
hearing, explaining that the Plan Commission is strictly a recommending body. The 
purpose of the meeting is to gather facts, information and testimony on items on the 
Agenda. The Plan Commission’s decision is not final, but is strictly a recommendation to 
the Village Council for the Council’s final decision. He said a report would be forwarded 
to the Council with a Motion to recommend approval, recommend approval with 
refinements, or recommend denial of the petition. The Village Council makes all final 
decisions. 
 
Meeting procedures are as follows: 
 
The Petitioner will present its case to the Plan Commission, followed by questions to the 
Petitioner by Commission members.  
 
The Public will then have an opportunity to make comments before the Commission 
regarding the case under consideration. Chairman Rickard asked that each speaker 
provide his or her name and address for the record.  
 
Following presentations by the Public, a member of the Community Development 
Department will present Staff’s report. 
 
Upon completion of presentations by the Staff and the Public, the Petitioner will have 
the opportunity to question statements made or provide a closing statement. 
 
The Chairman will then close the public hearing portion of the meeting, and the 
Commission will review the information provided and ask questions of the speakers.   
 
Upon completion of the Plan Commission’s deliberation, a Motion will be made 
containing a recommendation to the Village Council regarding the case. 
 
Ch. Rickard then asked everyone who intended to speak on the petition before the 
Commission to rise and be sworn in.  
 
 
PUBLIC HEARINGS 
 
19-PLC-0028: A petition seeking approval for the Right-of-Way Vacation of an 
Alley.  The adjacent properties are zoned R-4, Residential Detached House 4.  The 
subject property is currently zoned M-1, Light Manufacturing. The property is 
located between the properties at 304 Prairie Avenue, 4736 Florence Avenue and 
4740 Florence Avenue, Downers Grove, IL (PIN 09-09-101-022, -014, -015) Paul 
Lagno, Petitioner and Village of Downers Grove, Owner. 
 
Petitioner’s Presentation: 
 
Mr. Paul Lagno of 340 Prairie and Brent Miller, 4736 Florence Avenue, Downers Grove, 
IL introduced themselves as petitioners. Mr. Lagno referred to the location of his home 
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on the map on the screen.  He indicated that they have used the gravel driveway and 
alleyway to access this property, which has been used for the last 25 years. He 
recognized that he started his improvements without permit and apologized to the 
Village.  He felt the best way to proceed was the alley vacation and thanked the Village 
staff.   
 
Ch. Rickard called upon the public to make any comments regarding this petition at this 
time. 
 
Dan Blaney, 5406 Maplewood Place, indicated that his mother lives at 4740 Florence, 
immediately east of the proposed alley vacation.  He indicated that he also lived there 
for 26 years and wanted to understand any ramifications for his mother’s property if the 
alley was vacated.  He also stated that it was great that they were paving the right-of-
way and it is unfortunate that the previous homeowner, Mel Spohn, could not get the 
Village to pave the right-of-way.  He felt that this was a better surface for the winter 
weather.  Mr. Zawila indicated that he would cover how right-of-way vacation works as 
part of his presentation.     
 
Mr. Maurer inquired if the Village is proposing to improve the alley.   
 
Mr. Zawila clarified the petition in front of the Plan Commission is to vacate the right-of-
way and property would be granted to adjacent property owners, which he will offer 
further detail as part of his presentation and their planned improvements.   
 
Marge Earl, 4720 Florence Avenue, shared her understanding that the Village does not 
maintain or install right-of-way that is concrete and that alleys are generally constructed 
with asphalt and not with concrete as the applicant was proposing.    
 
Mr. Zawila clarified that the Village does have specifications for concrete alleys, but 
asphalt is typically installed, as previously stated.  He further clarified that the applicant 
started work without a permit in both the right of way and on private property. 
 
Ms. Earl inquired if the petitioner checked if he needed a permit and that he still 
proceeded with the work, without the permit.  Mr. Zawila confirmed that was correct on 
both accounts. 
 
There were no further comments from the public. 
 
Staff’s Presentation: 
 
Jason Zawila, Planning Manager with the Village, said that the petitioner is requesting 
vacation of a 16-foot wide by 104-foot deep alley immediately adjacent to and between 
the properties at 304 Prairie Avenue, 4736 Florence Avenue and 4740 Florence 
Avenue. The alley has been historically used for access to the property located at 304 
Prairie Avenue.  It was noted that the applicant started work without a permit and 
ultimately requested an alley vacation.      
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Mr. Zawila stated that if the alley vacation is approved, the applicant plans to move 
forward with completing construction of a concrete driveway that will be required to 
meet all Village codes and requirements.  Per the Village’s vacation policy, written 
consent was received from the two abutting property owners.  He stated that the owners 
of 4736 Florence Avenue had provided written consent, subject to purchasing a 16 foot 
by 30 foot portion of the alley that abuts their property, while the applicant will purchase 
the remaining portion of the alley as depicted in the attached vacation plat.     
 
Mr. Zawila further stated that the owners of 4740 Florence also provided written consent 
and are not interested in purchasing the portion of the alley that abuts their property.  
Per the Village’s Right-of-Way Vacation Policy, staff contacted the utility companies, 
outside public agencies and other Village departments to determine if any rights to the 
public right-of-way should be retained.  The utility providers and the Village do not 
object to the vacation of the right-of-way as long as a public drainage, utility and access 
easement is retained along the entire width and length of the alley.  
 
Mr. Zawila then referenced the cost of the alley vacation that will be the burden of the 
applicant and explained what encumbered value is for alley vacation purposes.  He then 
referenced the standards that are required to be met for the vacation and recommended 
approval as stated on page 4 of the staff report.  
 
Ms. Gassen asked if the Village received a letter form 4740 Florence. It was identified 
that written correspondence was received from the property owner, but there was typo 
in the letter regarding the address.    
 
Ms. Majauskas stated that she does not have concern on the split of the alley, but 
questioned if there will be an issue with ingress and egress for the rest of the alley north 
of the property, for the portion that can still be vacated.   
 
Mr. Zawila stated that when staff receives a request we attempt to prevent the limitation 
of access and work with multiple residents.  In this case the alley north of the subject 
property is unimproved and all residents have access to the roadway in front of their 
home.  
 
Ms. Majauskas further stated that with vacations there may be some point that the 
remaining right-of-way does not allow for ingress and egress and the Village should just 
give property to adjacent property owners.  Mr. Zawila added that the current policy for 
vacations are property owner initiated.   
 
Ms. Johnson inquired on who is responsible for maintenance and improvements of the 
driveway to Prairie Avenue from the proposed vacation area.  Mr. Zawila replied that the 
owner will need to construct access to the right of way (road) that must meet Village 
standards and the homeowner is responsible for maintenance.   
 
The petitioners stated they look forward to moving through the process and the 
opportunity to use more property and thanked the Commission for their time.  There 
being no further discussion, Ch. Rickard closed the opportunity for further public 
comment. 
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Commission Deliberation: 
 
Ch. Rickard asked if the Commissioners had any comments regarding this proposal. 
 
Ms. Rollins stated that the Commission has seen this a couple times and it makes 
sense.  It makes sense as nobody uses the right-of-way. 
 
Ch. Rickard stated that it is the Village’s desire to see that these alleys are consumed, 
and it is straight forward.  
 
Ms. Gassen stated that based on the petitioner’s submittal, the staff report, and 
the testimony presented, the proposed alley vacation complies with the alley 
vacation policy of the Village and is in the public interest, and therefore, moved 
that the Plan Commission recommend that Village Council approve 19-PLC-0028. 
Subject to the following conditions:  

1. The vacation shall substantially conform to the staff report dated 
November 4, 2019. 

2. Prior to final Village Council consideration, a Mylar copy of the Final Plat of 
Vacation shall be provided indicating a 16-foot public drainage, utility and 
utility access easement along the entire length and width of the alley to be 
vacated.  

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

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

5. Prior to execution of the plat, the petitioners shall pay the Village a total of 
$6,870.30. 

Motion seconded by Commissioner Dmytryszyn 
AYES: Dmytryszyn, Gassen, Johnson, Majauskas, Maurer, Patel, Rollins, 

Ch. Rickard 
NAYS: None 
The Motion passed unanimously  
 
19-PLC-0030: A petition seeking approval for a Planned Unit Development to 
operate an eating and drinking establishment.  The property is currently zoned 
DB, Downtown Business.  The property is located directly northeast of the 
intersection of Washington Street and Warren Avenue, commonly known as 844 
Warren Street Avenue, Downers Grove, IL (PIN: 09-08-125-004).  Steve Sobkowiak, 
Oakley Home Builders, Petitioner and Roger Andreen, Owner. 
 
Petitioner’s Presentation: 
 
Mr. Steve Sobkowiak of 5319 Blodgett, Downers Grove, IL introduced himself and 
thanked staff for their efforts and thoroughness on this project. He stated as a resident 
and business owner it is good to know that there is a lot of forethought that goes into 
new development in town. He moved on to share the vision for 844 Warren. First Mr. 
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Sobkowiak introduced his team, he started by introducing himself as the owner of 
Oakley Home Builders; Jen Hense, licensed architect at Oakley Home Builders; Todd 
Davis, owner of Cadence Kitchen; Will Kreuzer, Tartan Realty; and Steve Corcoran, his 
parking expert.  
 
Mr. Sobkowiak provided some background on Oakley Home Builders by sharing that he 
is originally from Downers Grove and started a company based in Downers Grove. 
Oakley Home Builders has constructed in fifteen years about 170 luxury homes and he 
was happy to tell the audience that 60 of those homes are in Downers Grove. Mr. 
Sobkowiak shared that he thinks a lot of this community, he loves what it brings, it has a 
great mix of people, and he is proud to raise his family in Downers Grove.  
 
Mr. Sobkowiak then stated that their first office was George Swimmers previous location 
on Main Street. Oakley Home Builders was working on a few residential projects and 
were growing and needed a new location. Across the street from George’s place was 
Nancy’s Teahouse, and this would be Oakley’s first entry into the world of commercial 
construction. Oakley needed more space and they needed a design showroom and 
staff. Mr. Sobkowiak expressed that it was a great project as he worked with Mark 
Mourek, who told him that Oakley would work on more and more commercial projects. 
While Mr. Sobkowiak believed that was unlikely, that project was successful. Oakley 
was successful and again outgrew that space. The second project Oakley took on was 
the old Carlson Paint building, similar to Nancy’s tea house that property had sat vacant 
for many year. Mr. Sobkowiak looked at the building and thought it would be a great 
opportunity to improve Downers Grove since this was a great intersection and he 
expected future development in the area. Oakley Corporation is housed on the second 
floor and they rent to SPENGA on the first floor.  
 
Mr. Sobkowiak then moved on to talk about the new project. As someone who lives in 
Downers Grove and spends a lot of time driving across the tracks, with his house south 
of the tracks and his office north of the tracks, he passes the intersection (Warren and 
Washington) a lot. He sees a lot of people, trains, and a bad looking building, so he 
spent a lot of time thinking about what he could do with this building. He mentioned that 
Jen would spend some time talking about some of the limitations associated with the 
existing conditions. Mr. Sobkowiak noted that future development cannot be residential. 
Previously the property had been under contract, however since it was a service station, 
there are environmental restraints that prohibit residential development so they are left 
with commercial. Oakley has spent time looking at the Downers Grove Comprehensive 
Plan, and the existing zoning, both which encourage downtown restaurants and 
walkable locations, and they thought this concept would be great. 
 
Mr. Sobkowiak then went on to share that the concept is borrowed from a place called 
Big Star in the Chicago neighborhood of Bucktown. This restaurant was an old service 
station that they turned into an outdoor patio where tapas were served. The idea behind 
the concept was to ensure the design would add to the beauty of the Main Street train 
station. At Main Street development covers all four corners. The intersection of 
Washington Street and Warren Avenue is not pretty. So the idea was to add more 
landscaping, an outdoor patio, and create a space for families to spend more time.  
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Mr. Sobkowiak notes that most downtowns have large open patios and that Downers 
Grove does not currently have large patio spaces in the downtown.  To ensure this 
vision came true Mr. Sobkowiak shared how he assembled his team. He first offered 
background on Will Kreuzer who is a commercial developer with over 20 years of 
experience, and has developed 40 properties in the Midwest and his company believes 
in a “build and hold strategy.” This last note is important to Mr. Sobkowiak because he 
wants to develop properties to ensure he can make Downers Grove a better place not 
simply to develop properties and sell them.  From there, Mr. Sobkowiak shared that he 
reached out to Todd Davis since he is also a Downers Grove resident and has invested 
in this community also. Then, Mr. Sobkowiak explained after reaching out to Jen Hense 
in his office, who has 20 years of experience as an architect and was able to quickly 
draft a three-dimensional rendering for the site. 
 
Jen Hense, 308 6th Street Downers Grove, IL, stated that she moved to Downers Grove 
five years ago looking for a neighborhood to raise her kids. She shared that the 
proximity to the train station allows her husband to commute into the city and the 
children are able to attend a District 58 school. Ms. Hense notes that she wishes there 
was a restaurant that her family could enjoy a with an outside and an inside. This site 
was one that she had thought about often.  
 
Ms. Hense introduced the site located at the corner of Washington and Warren within 
the Downtown Business District. The neighbors to the east are in the Downtown 
Business District also, those to west are zoned Downtown Business District, and 
neighbors to the north are residential properties. The property is the only one in the area 
that is vacant, as it was previously a service station. Ms. Hense notes that almost the 
entire site is concrete and asphalt and currently has 14 parking stalls. The site is in poor 
condition including the retaining wall to the north of the site and the building has been 
broken into. The building is a single-story masonry building with garage doors and is 
setback 60’ from Warren and 27’ from Washington. In reviewing the potential for 
development Ms. Hense states that she saw the Phase I NFR letter which limits the 
development of this site to commercial and light industrial. No residential could ever be 
developed on this site. With this in mind the proposal includes keeping the building as is 
and pays homage to the service station. Two building additions are proposed. Ms. 
Hense explains that the first addition is directly to the east and will have similar 
materials to match the existing building. This section of the building will house indoor 
games including golf simulations. The second addition is a four-season glass and steal 
enclosure with a retractable roof and doors that can open up into the outdoor space. 
Lastly, an outdoor terrace is proposed all the way out to the sidewalk to fill the site 
without building up to the edge. The outdoor area would be programmed with games, 
outdoor seating, and fire pits. 
 
Ms. Hense then showed the proposed elevations to indicate the significant grade 
change as you walk north on Washington. This grade change allows the design to 
create a multi-level and multi-layer landscaped area to include landscaped beds, 
railings, and retaining walls, to hold back the flat seating area. The existing materials will 
be kept and the brick will be painted. New garage doors and a new parapet to allow for 
rooftop equipment screening will be extended to the new addition. She then noted that 
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site will have two privacy screens which will be added to the north and east sides of the 
site from the edge of the building out to the sidewalk.  
 
Ms. Hense then showed photos of outdoor concepts, highlighting Big Star in Chicago 
that served as inspiration for this design. A three-dimensional model was then shown to 
further describe the site. The main entrance is on Warren Avenue and it allows 
residents to interact with all of the landscape in the street yard. An overall shot at the 
corner of Washington and Warren shows a much different view than the existing view. 
From this angle the glass enclosure, additional landscaping, seating, fire pits, and 
dedicated game areas are visible. Finally, an overall shot of the outdoor concept was 
shown.  
 
Ms. Hense went on to explain that in their narrative they believe they meet or exceed 
the five PUD criteria. She goes on to state that their inspiration is derived from the 
Comprehensive Plan of Downers Grove. The six major items they focused on were to 
ensure the development would be pedestrian oriented, that it would promote the 
walkability of downtown, utilize the existing setbacks and create large open spaces, 
reduce the stormwater runoff by removing all of the concrete at this site, and redevelop 
a vacant downtown site with infill development. Ms. Hense understands that they have 
requested a lot of relief. However, she notes that this concept, no matter where it is in 
the downtown, will require relief. She notes that they do not meet the build-to zone, but 
they want to consider the outdoor plaza as part of the overall structure. Lastly, Ms. 
Hense stated that they have worked with a parking consultant who is present tonight if 
any questions come up. She also notes that the Village provided a preliminary parking 
study that focused on the closest lots: Lot L, Lot F, and the 12-hour metered parking 
spots on Warren. Using this data, Ms. Hense stated that they believed the proposal has 
met its parking needs. She also notes that the study did not take into account any other 
parking downtown and they do not plan on utilizing any of the residential parking north 
of Rogers. Ms. Hense thanked the commission for their time and consideration.  
 
Ch. Rickard opened the floor to questions from the Commission. 
 
Ms. Rollins asked about the trash enclosures and how the garbage would be picked up. 
Ms. Hense explained that there is pedestrian alley by the trash enclosure.  This was 
designed so the service can happen back there and the garbage dumpsters would be 
accessed from the side.  Mr. Rickard further inquired if the containers would be wheeled 
out to a truck in the street, instead of a truck maneuvering onto the property to empty 
the dumpsters.  Ms. Hense confirmed Mr. Rickard’s understanding.  
 
Ms. Gassen asked about the location of the property line in relation to the pedestrian 
alley.  Ms. Hense showed the location of the property line and confirmed that the 
neighbor to the east has their driveway located east of the property line.   Mr. Zawila 
added that the alley is a pedestrian alley not a Village right-of-way. 
 
Mr. Maurer asked if the two parking lots, indicated as available parking, are not in fact 
commuter parking during the day.   Ms. Hense confirmed this was correct.   Mr. Maurer 
further indicated that the reduced lunch time parking count of 17-25 cars could not 
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actually park there during lunch.  Ms. Hense confirms that parking may not be available 
there.  
 
Mr. Maurer went on to state that this was also true for Lot L and concludes that those 
two lots are not really available for the majority of the day, while in the evening the 
spaces would be available.  He wanted to clarify what spaces are actually available as 
he considers his understanding for parking and traffic in this area.  Ms. Hense agrees 
that lunch is the most susceptible in parking inadequacy as opposed to evenings and 
weekends.  
 
Mr. Maurer then requested that Ms. Hense go back to the parking diagram to try and 
figure out where the 17-25 cars might park during the lunch hour.  Ms. Hense noted that 
they did not consider any other parking lots in the downtown area, so she imagined that 
those 17-24 cars could also be people walking. She offered the example that she lives 
and works downtown and rarely drives.  
 
Mr. Maurer corrected Ms. Hense and stated that the 17-24 cars is part of the parking 
count so these people are not walking.  Ms. Hense agreed with Mr. Maurer but noted 
that there is very little data on a national study scale of how many cars are parked 
versus how many people are walking and rideshare.  Mr. Maurer understood, but 
mentioned that the 17-24 is the reduced estimate of what will be driving. He added that 
just to say there is no data and that we are just working in the dark does not give the 
community any comfort.  Ms. Hense then requested that Mr. Corcoran answer 
additional parking questions.  
 
Mr. Corcoran introduces himself as the Director of Traffic Engineering at Eriksson 
Engineering, Grayslake, IL. He then noted that for the evenings and weekends there is 
plenty of available parking in the area. The issue is the midday time for lunch.  Mr. 
Corcoran referenced the preliminary parking data provided by the Village for Lot F, Lot 
L, and the twelve-hour parking worth a total of 32 empty spaces at midday. So, these 
available spaces would account for the required 17-24 vehicles during that time frame.  
 
Mr. Maurer thanked Mr. Corcoran but noted that his question is that those lots are 
reserved for commuters so although no one is parked there, if he tried to park here he 
could be ticketed because he would be in a reserved commuter zone.  Mr. Zawila 
clarified that the spaces are available to the public after 11 A.M.  
 
Mr. Dmytryszyn asked if the study uses multiple sample times and what days of the 
week or times of the day are these results from.  Mr. Corcoran clarified if Mr. 
Dmytryszyn meant the parking data or the demand for parking.  Mr. Dmytryszyn clarified 
that his questions was about the data related to how many parking spots were available 
midday.  Mr. Corcoran stated that the data was provided by the Village and he is unsure 
about what sample days were used for that information.  
 
Mr. Maurer expressed his concern over special events such as events at the Tivoli or 
the high school choir. Rogers becomes a one-way street due to parked cars. He 
questioned that if there is in fact existing parking capacity that the Village may be 
suffering from crowding in that neighborhood.  Mr. Corcoran shared that in order to 
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accommodate for special events, the restaurant has offered to provide valet parking. 
This way, the cars could be placed in parking lots that are further away if required.  
 
Ch. Rickard asked staff if this was constructed new in this zoning district would parking 
be required.  Mr. Zawila explained that if new construction was proposed and it met the 
bulk regulations of the zoning ordinance there would be no parking required for a 
restaurant use. However, with the PUD and the requested deviations this petition is 
appearing before the Plan Commission.  
 
Ms. Gassen asked for staff to confirm if the lack of parking was a deviation from the 
zoning ordinance.  Mr. Zawila confirmed that parking is not a code requirement for the 
restaurant use in the downtown. However, he added that the Comprehensive Plan 
recommendations include the requirement for a parking study for redevelopment 
projects and that is why the parking study is part of this discussion.  
 
Mr. Maurer noted that he was attempting to read the staff report which stated that the 
Village parking requirement was 78 spaces and the estimated demand was 59 spaces. 
During lunch time there are 32 available spaces that will meet most of the projected 
demand which is estimated at 17-24 spaces. Mr. Maurer expressed concern over 
starting with a requirement of 78 spaces, decreased to 59 spaces, to 32 spaces, to 17-
24 spaces. This said, Mr. Maurer asked Mr. Corcoran to explain the numbers.  
 
Mr. Corcoran explained that the 78 spaces would be the Village requirement if this 
restaurant was built anywhere else in the Village. The next thing he looked at was 
national data for parking demands for a typical restaurant of this type and that is where 
they arrived at a required parking count of 110 spaces. This did not account for the 
downtown location of the restaurant. Adjustment were made to also account for the 
parking study conducted for the downtown in 2011 that focused on patron surveys. 
From these surveys, 53% indicated that they did not use an automobile to get to the 
downtown. Instead these patrons use public transit, carpooled, biked, or walked. This 
data was accounted for and the numbers were adjusted to reflect a parking demand of 
44 spaces during lunch time. As compared to the national data, that indicates a demand 
of 32 spaces, their projections indicated that they are 12 spaces short. However, this did 
not account for weather and a reduction in seating and thus parking demand. Mr. 
Corcoran mentioned that the final option was to offer valet parking to make up for 
shortage in parking during the day.  
 
Mr. Maurer asked Mr. Corcoran if they really reached a point where they took direction 
from their client who suggested that the parking demand was instead 17-24 spaces.  
Mr. Corcoran stated that he relied on his national data came up with a number that was 
not what his client wanted to see. So, if you looked at it that way there is only a shortage 
of 12 spaces.  He also accounted for his clients’ knowledge of the area and lowered the 
numbers.  He then stated that the true question was if they should go with his data or 
the national data.  The data showed they could be short twelve spaces and how do they 
accommodate for that.  So, the solution for this area is to provide valet parking for the 
middle of the day.  He further stated that is really a solution for the middle of the 
weekday, because once it is the evenings and the weekends, the commuters clear out, 
and there is not an issue.  
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Ms. Rollins asked the petitioner’s where they would valet park.   
 
Todd Davies, 5101 Mochel, stated that he operates Cadence and the soon to open 
Foxtail, which both have zero parking spaces.  With the new restaurant they are starting 
to wrap their arms around how valet would work, but he expects to utilize private or 
public lots for his valet.  He acknowledged that there were a lot of questions related to 
parking around the lunch hour during the week; if he needs to valet during the week that 
is good problem but does not expect more than 40 to 60 customers, which is 
reasonable. 
 
Mr. Dmytryszyn wanted confirmation on how the percentage was reached regarding 
auto usage. He stated that the adjustment appeared to be made to also account for the 
parking study conducted for the downtown in 2011 that focused on patron surveys. 
From these surveys 53% indicated that they did not use an auto to get to the downtown. 
Instead these patrons use public transit, carpooled, biked, or walked. Mr. Corcoran 
confirm that is correct.  Mr. Dmytryszyn further confirmed if the method that determined 
auto usage was similar to the how the 2011 parking study determined the percentage.  
Without it in front of him, Mr. Corcoran stated that he was not sure he knew exactly how 
the original survey was computed. He did state that in a suburban downtown, people 
like to park once within the downtown and go to multiple locations. 
 
Ms. Majauskas stated that on one hand you don’t need any parking for the use, as 
described by Jason, but she notices that you cannot find parking now and does not 
believe there is a lot of parking available in the evening with all the uses.  She wanted 
clarification if those spots mentioned as available are for everyone.  Chairman Rickard 
mentioned that that information was just provided to demonstrate what was adjacent to 
the site but doesn’t provide what is available throughout the downtown.  He further 
stated that the parking numbers available from the Village are in the middle day and 
evening.  Ms. Majauskas further state that she is not saying that this is bad as the 
parking is available for all businesses.  
 
Mr. Zawila clarified when the survey was conducted from the preliminary information 
that was provided to the petitioner.  The survey was conducted during peak AM and PM 
hours for at least two instances on Thursdays and Saturday. 
 
Mr. Sobkowiak further stated that the goal for this project is not to drive to it like other 
sites on Ogden and 75th; the point is that this is a walkable place which encourages 
walking, from the train, and from other businesses.  He added that this would be a bar 
and they do not want to encourage drivers, and that ride share vehicles are prevalent in 
the downtown now.  Chairmen Rickard echoed that point is reflected in the zoning 
ordinance which does not require parking in that district.  
 
Ch. Rickard called upon the public to make any comments regarding this petition at this 
time.  
 
Rick Hines, 922 Warren, stated that this a great idea and is in favor of the project.  He 
stated that he looks forward to being able to walk to the restaurant.  He did state that 
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he does not believe the 3-hour parking spots provided on the map exist and if there are 
special events or bowling those spots are not available; however, this is the downtown 
and they walk everywhere.  He also mentioned that he thought there were plans to 
redevelop the Village Hall site and hopes that this intersection will see more 
redevelopment. 
 
Barbara Whiting, 814 Warren Avenue, stated that she is located 5 lots west and wanted 
to make sure the Plan Commission received her letter.  She said she read the summary 
of the neighborhood meeting, but it does not accurately reflect her comments at the 
meeting and felt the developer dismissed her concerns.  The previous business did 
operate during the daytime and did have parking on site.  She stated concerns that the 
proposed use would operate late in the night and there would be no onsite parking; the 
area just northeast is primarily residential and that is not being taken into consideration.  
This will introduce more foot and vehicle traffic and she is concerned about safety and 
security.  Mr. Maurer indicated that they did receive the letter. 
 
Jane Kagel, 832 Rogers, stated that she did not attend the neighborhood meeting, but 
wanted to reiterate previous speakers concerns. She also had additional concerns 
regarding outdoor activity, hours of operations and that nearby residential is not being 
taken into consideration. 
 
Wendy Kaiser, 840 Rogers, stated that that with railroad construction earlier this year 
there was a big traffic situation and they could not leave their house because of traffic 
backups.  She stated concern that during peak hours the use will cause a similar issue 
and blockade their vehicles in their homes. 
 
Scott Richards, 1120 Warren Avenue, state that the project is attractive, but should be 
located in another area. This is too ambitious and is concerned that no parking will be 
provided on site and that there will be no parking available with other businesses in the 
area.  He stated that people don’t want to walk and will park in the closest location, 
which will include parking in the neighborhood, which is not fair. He also stated 
concerns about the hours of operation and that the petitioner will be taking existing 
parking from existing businesses. 
 
Kelsey Brar, 5007 Washington Street, stated that she is the most affected resident of 
this project, as she lives right next door.  She stated that she is a Millennial and that 
everyone in her generation ride shares and uses public transport. As part of the 
downtown everyone walks in the walkable environment.  With her time living in the 
Village she personally had seen parking available east of the site that was not 
completely full.  She stated that she does not see the issue, and that the property now is 
a public nuisance.  She has four children and is concerned about their safety with the 
dilapidated building and potential toxic chemicals still there that have not been 
maintained.  She stated that it is unfortunate how beautiful downtown is except this 
dilapidated building in the downtown.  She said that everyone has to keep in mind that 
anything that locates will need parking no matter what opens there and feels that this a 
moot point.  She originally thought that she would not want to live next to a bar, but as 
she is getting to know the community and more specifically the operators, she stated 
that she believes they have a high level of professional ethics and integrity and 
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believes what they are saying.  Lastly, she stated that there is going to be traffic, and 
that is life, which you have to plan for. She would rather have these guys operate than 
what is there now. 
 
Dan O Donnel, 835 Rogers, stated that he is located kitty corner to the subject property 
and would like to go on record his vote of confidence for the petitioner and their 
investment in the community. He further stated that you cannot build a house here and 
nobody will ever build a park here, but he feels this is a wonderful idea and is excited to 
see something happen here as he walks past the site every day and it has been an eye 
sore. He feels the petitioners will do a good job.  
 
Michael Cassa, President of the Downers Grove Economic Development Corporation, 
stated that on the first day of the job on July 25th 2011, he was invited to the grand 
opening of Oakley Home Builders and met Steve and subsequently was able to also 
attend the grand opening of Steve’s other facility he opened up further down Main 
Street and was able to get to know him well.  Then 2.5 year ago, the late Linda Kunze 
said I have a guy that is going to turn Lemon Tree around, and his name is Todd 
Davies.  He stated that he knew Todd from his Oswego days and that he was a 
professional restaurateur who is now opening a second restaurant after Cadence called 
Fox Tail and is looking to open this third restaurant.  He stated that he has a lot of 
confidence in him. 
 
Mr. Cassa went on to further state that this is a great concept for downtown and the 
Chicago area is embracing outdoor seating; it is what the public wants. He noted that 
Jason mentioned this is in a downtown district and is not residential and they are 
subject to all the rules and regulations for a downtown business property.  He further 
stated that the Comprehensive Plan call for this this type of use which includes 
recommendations for restaurants and other commercial uses.  He believes that they are 
proposing to transform a terrible building into something special.  One question that he 
continues to get from residents and businesses on the north side, is when they are 
going to going to get some stuff.  The north side lacks foot traffic that restaurants and 
shops provide; that is the whole idea.  He further suggested that we need to get people 
on foot to the north of the tracks and that most of the new restaurants are on the south 
side where they create the synergy and energy needed.  This will be a great addition 
and the Downers Grove Economic Development Corporation strongly supports this 
project.   
 
Barbara Whiting returned to the podium and stated that she gets that this is zoned 
downtown business and that the neighbors should be taken into consideration.  
 
Dick Kasper, 4942 Elm Street stated that the facility has been used for 20 years for auto 
repair and prior to that it was a gas station.  He inquired if the tanks were removed. 
Chairman Rickard stated that they receive a letter from the State that no further 
remediation was required, but he was not sure if the tanks were removed.  Mr. Zawila 
said that the petitioner can respond to that inquiry when they return to the podium, but 
reconfirmed that per the letter, residential could not be placed on the site, and the site 
could only be used for commercial or industrial purposes. 
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Mr. Maurer stated that is a very important point that was referenced in several locations 
in the agenda packet.  It appears no further remediation is required and that a solid slab 
must be placed over the soil.  Just as important that this cannot be used for residential 
use and that he understands that there is concern in the neighborhood about multi-
family residential and that traffic is backed up at the lights in the area.   
 
Will Kreuzer, Tartan Realty, stated that when the addition was added that the tanks 
were removed, and 6 feet of soil was removed from the site with the concrete slab being 
placed back.  With the redevelopment they will ensure there are no conflicts with work 
completed and the environmental remediation that occurred on the site. The full phase 1 
was completed and is available. 
 
Chairman Rickard invited the petitioner back up to offer closing remarks. 
 
Mr. Sobkowiak feels they addressed a lot of the concerns regarding parking and 
understands that this is a risky endeavor north of the tracks.  They feel that they are 
meeting what the master plan recommends and this will drive foot traffic north of the 
tracks with a walkable space.  He also admitted he has ulterior motives and wants to 
raise property values with this awesome opportunity that is great for the community.  He 
thank the Commission and staff. 
 
Mr. Davies returned to the podium to provide information on planned hours.  As they 
learned being under a residential condo with Cadence, it is imperative that they are 
good neighbors.  He feels they have been successful with that balance.  He stated that 
the hours are not known yet, but this would not be 2:00 in the morning; that is not the 
idea.  With Cadence they close their patio at 11:00PM and expect something similar.  
He stated that his current servers are respectful to the neighborhood and he is in the 
business to make people happy.  He thinks his hours will be 11AM to midnight on the 
weekends and a little earlier in the week. 
 
Staff’s Presentation: 
 
Ms. Ramirez, Development Planner with the Village, provided a location map and said 
that the property is located northeast of the intersection of Warren Avenue and 
Washington Street and it is zoned downtown business. The petition is seeking approval 
for a Planned Unit Development. Ms. Ramirez provided a photo of the site looking north 
on Warren Avenue. In response to the public hearing notice, staff received a letter from 
a concerned citizen last minute. She apologized for not including the letter in the packet 
and mentioned that a copy of that letter was placed on the counter for their review. Ms. 
Ramirez noted that the existing site was a former vehicle repair and maintenance 
facility. She then provided an image of the proposed site plan that indicates building 
additions and outdoor seating concept. She also provided an elevation indicating the 
material types and architectural features proposed.  
 
Staff stated that they found that the petition complies with the Planned Unit 
Development criteria and therefore recommends that the Plan Commission provide a 
positive recommendation to the Village Council to approve this Planned Unit 
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Development for a restaurant 844 Warren Avenue, subject to the recommended 
conditions for approval.  
 
Ms. Rollins noted that there is no east west pedestrian crossing at this intersection 
unless you cross the tracks or walk up to the closest corner.  She asked if there were 
any considerations to add a cross walk or something to help the pedestrian traffic.  
 
Mr. Zawila offered to look at those crosswalk options as part of this approval process. 
He explained that there were likely limitations based on the proximity to the BNSF but if 
the petition moved forward staff could review some crosswalk options during the 
permitting phase.  Ms. Ramirez thanked Ms. Rollins for the comment and offered to 
consider this comment with the Public Works department.  
 
Ch. Rickards asked if there were any other questions for staff.  
 
Ms. Gassen noted that the petition was asking for a lot of relief which she understood 
was the main reason why the request was for a PUD. She then requested that the 
deviations be addressed.  In response to Ms. Gassen’s inquiry, Ms. Ramirez explained 
the deviations that were being requested. She stated in looking at the seating plan the 
Plan Commission will notice that there are several features that are not typically 
permitted in the street yard these include fire pits, anchored lawn furniture, and the trash 
enclosures. Ms. Ramirez also noted that the proposal did not meet the build-to zone 
requirements. Next, she explained the minimum building height was not being met and 
the reason for this was the NFR letter that restricted the construction of residential 
dwelling units on this property.   Ms. Gassen noted that while residential development 
was prohibited other types of development could be added to a second floor.   Ms. 
Ramirez confirmed that the development for limited industrial and commercial would be 
permitted on a second floor.  
 
Mr. Maurer stated that one of the ironies of the proposal is that what is being proposed, 
with all of the requested reliefs, could be seen as a relief to the neighbor.  He explained 
that while the code requires building to the street, the proposal wants less building and 
more open space. At another point the code requires a minimum height of 32 feet and 
the proposal includes a shorter building. So, it is rare that someone is in front of the 
commission requested to build and host less. This in turn could give comfort to the 
community there.  
 
Ms. Gassen noted that the zoning district on this lot recently changed to Downtown 
Business and that this change was for a reason. The goal for this area was to continue 
the streetwall. She clarified that she was not against the project but there is a lot of relief 
that is being asked for. Ms. Gassen noted that the adjacent parcels are also zoned 
downtown business and in reality, you could have a six-story building at this location.  
 
Ch. Rickard stated that while there are residential properties surrounding this property, 
they are zoned downtown transition. That said, people should expect uses typical to a 
downtown to be able to locate in this area. He then referenced Mr. Maurer’s earlier point 
and stated that the fact that this building is smaller and shorter does generate additional 
thoughts. For instance, a restaurant use would have more rooftop equipment, exhaust, 
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steam, and smells from food. But residential uses directly adjacent will be affected by 
this. Ch. Rickard suggest that with so much relief being asked for additional screening 
should be looked at this level because of the relief for the short building.  Mr. Zawila, 
noted that screening for the rooftop equipment will be provided.  Mr. Maurer agreed that 
the elevations indicate a proposed parapet.  
 
Ch. Rickard stated that parking is related to the nature of the zoning district. He shared 
that as a resident who lives north of the tracks when he frequents business in the 
downtown, he is always on foot to avoid parking and traffic. He also recognized that 
more people are walking and taking advantage of ride share and cycling. Ch. Rickard 
also realized that while parking is being removed, he is unsure if that can be held 
against the petitioner. Instead, he notes that if the business is good, he believed people 
would not mind walking a block or two even if they do choose to drive. Lastly, he said he 
was surprised with the amount of relief that was being asked for. Yet, he understood 
that the request was tied to being able to reuse the existing building. While most people 
are trying to maximize their footprint and height this proposal is trying to keep that to a 
minimum.  
 
Ms. Gassen stated that this could mean the neighbors feel a lot better since it could be 
a lot worse. With regards to the property to the east, she stated that that it is unlikely to 
become a six-story building and if it did, she would not find it problematic.   
 
Ms. Majauskas stated that this was an issue over the devil you know and the devil you 
do not know. She said that something was going to be built here and a resident of she 
weighs how bad it could be. If a six-story residential building comes in it may require 
500 parking spaces. Based on what she has heard from staff it sounds like adding a 
parking requirement is not something the Village can control. While she is concerned 
with parking it is not within their purview to make the property a parking lot. Instead, the 
proposal is for a business that attracts families. The proposal could be a bar or office 
complex it could be much worse than what is being proposed. So, knowing the devil she 
suggested going with the devil they do know.  Ms. Gassen kindly added that Ms. 
Majauskas is not saying the petitioner is the devil.  Ms. Majauskas confirms that is 
correct and it is only a saying. 
 
Mr. Dmytryszyn asked if the proposal met the bulk regulations and a PUD would not be 
required then the proposal would not have to appear before plan commission.  
 
Mr. Zawila confirmed this was correct the proposal would follow the building permit 
requirements.  Mr. Dmytryszyn appreciated the explanation and noted that the parking 
issue would be present even in that scenario.  He also suggested that staff should 
consider more days for the parking data. 
 
Ms. Gassen noted that while the overall parking discussion for the downtown is not 
appropriate for this meeting, she knows there have been talks of considering a future 
parking lot on the north side of the tracks, so in general the parking is an issue 
regardless of this project.  
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Mr. Boyle expressed support for the design and while he would drive to the 
establishment, he recognizes that several people would be able to walk there.  
 
Ms. Johnson echoed previous comments stating that she would not be in favor of a 70-
foot building at this intersection because it would not fit in. Instead the proposal would 
allow for a nice transition to the residential areas. 
 
Mr. Maurer noted that he considered three different options for this property. One being 
the development of multi-family high density which would not fall in line with the 
requirements of the IEPA. The second issue was parking, but the code does not require 
parking because it is not part of the relief that the petition is looking for. The final issue 
is related to noise. He noted that there was no shortage of al fresco dining in the Village. 
The existing dining are all adjacent to residential uses. He then asked staff if there were 
any complaints related to al fresco dining.  
 
Mr. Zawila stated that staff has not prepared that information at this point.  
 
Mr. Maurer asked about the process for recourse. Mr. Zawila stated that resident can 
call the police and during business hours they can also contact the Community 
Development department.  
 
Ms. Gassen asked if the petitioner could have outdoor live music or if they would need a 
special permit.  Mr. Zawila explained that the outdoor patio permit is being request year-
round as one the relief points. However, they are still subject to the other requirement in 
the ordinance for outdoor cafes. Amplified noise is not permitted and noise from a live 
band cannot go past 10 P.M.  
 
There being no further discussion, Ch. Rickard closed the opportunity for further public 
comment. 
 
Commission Deliberation: 
 
Ch. Rickard asked if the Commissioners had any comments regarding this proposal. 
 
Ms. Gassen thanked the petitioners for continuing to invest in the community and 
wished the petitioners success.   
 
Ms. Johnson agreed with Ms. Gassen and noted that this is an area that is underserved. 
 
Ms. Gassen stated that based on the petitioner’s submittal, the staff report, and 
the testimony presented, she finds that the petitioner has met the standards of 
approval for a Planned Unit Development and accompanying rezoning as 
required by the Village of Downers Grove Zoning Ordinance and is in the public 
interest and therefore, moved that the Plan Commission recommend to the 
Village Council approval of 19-PLC-0030, subject to the following conditions: 

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

2. The building shall be equipped with an automatic suppression system and 
an automatic and manual fire alarm system. 

3. Outdoor seating is permitted year round as shown in the attached 
drawings.  

Motion seconded by Commissioner Rollins 
AYES: Dmytryszyn, Gassen, Johnson, Majauskas, Maurer, Patel, Rollins, 

Ch. Rickard 
NAYS: None 
The Motion passed unanimously  
 
 
19-PLC-0029: A petition seeking approval of text amendments to articles 5, 6, 7, 
10, 11, 12, 14 and 15 of Chapter 28 (Zoning Ordinance) of the Municipal Code of 
the Village of Downers Grove. Village of Downers Grove, Petitioner. 
 
Staff’s Presentation: 
 
Jason Zawila, Planning Manager with the Village, state that the Village is requesting 
review of multiple text amendments to the Zoning Ordinance.  The proposed text 
amendments fall into two categories.  The first being text amendments related to Adult 
Use Cannabis Business Establishments.    
 
Mr. Zawila stated that the State of Illinois recently passed the Cannabis Regulation and 
Tax Act which has legalized the use of recreational marijuana beginning January 1, 
2020.   Between August and October 2019, the Village Council considered regulations 
and taxes on cannabis-based businesses across multiple meetings.  At their October 8th 
meeting, the Village Council approved amendments to Chapter 8 (Business and Activity 
Licenses and Regulations) of the Downers Grove Municipal Code, effectively prohibiting 
adult use cannabis business establishments.   This does not change the requirements 
for Medical Use Cannabis Business Establishments. The proposed amendments are 
intended to ensure consistency amongst the Zoning Ordinance and Business and 
Activity Licenses and Regulations Ordinance.     
 
Mr. Zawila then referenced the screen and the allowable use table that demonstrates all 
Adult Use Cannabis Business Establishments will be prohibited.  He also referred to the 
proposed definitions that references the definitions that were approved with the 
amendments to Chapter 8 of the Municipal Code.  
 
Mr. Zawila stated that the second category of amendments updates and clarifies various 
sections of the Zoning Ordinance.  The first set of amendments in this category is 
related to building mounted equipment.  Earlier this year a resident approached the 
Village to install a building-mounted solar energy system on the street facing roof of 
their single-family home.  It was identified that the home encroached into the street yard 
setback and a large portion of system could not be installed, as it would be placed into 
the required street yard, since the home was already within the required setback.  The 



DRAFT 
 

 
Plan Commission Meeting  November 4, 2019 

19  
 

proposed amendments would allow other residents in similar situations to take 
advantage of this technology.  
 
Mr. Zawila then sated that telecommunications equipment mounted to existing buildings 
is currently permitted in all zoning districts. While the equipment is located on building 
rooftops, there is no mention of screening requirements. This proposal would require 
that telecommunication equipment located on the roof meet the screening requirements 
that are currently applicable to all rooftop mechanical equipment. 
 
Mr. Zawila then provided an overview the next set of amendments related to parking.  
Bicycle parking is currently permitted so long as it is located within a certain distances of 
building entrances and is highly visible. Newer proposals have included a covered 
parking structures for bikes and while this appears to be an accessory structure there is 
no mention of required setbacks. This proposal would allow bicycle parking in all yards 
and will require that parking be set back distances consistent with other accessory 
structures allowed in the Village.  He then provided an overview of the amendments to 
the parking requirements of two use categories that currently base requirements off of 
number of employees – car washes and trade schools.  The proposed amendments will 
now be based on the number of wash bays, and will provide consistency with the 
requirement of basing parking off of service bays for vehicle uses.  The other use that 
bases parking requirements off of number of employees is trade schools. This proposal 
would base the parking count off of maximum capacity per building code, and would 
provide consistency with similar institutional uses. 
 
Mr. Zawila then stated that in 2018, the Illinois Accessibility Code (IAC) was updated for 
the first time in 20 years, which made certain sections of the Zoning Ordinance non-
compliant.  The proposed amendments correct this issue and proactively make 
references to the IAC in case future changes are made. 
 
Mr. Zawila then provided an overview of amendments related to fence placement.  It 
was stated that no new regulations are being created, but regulations were updated to 
provide consistency between the wording and diagrams provided in the Zoning 
Ordinance related to the placement of fences.  
 
Mr. Zawila the provided an overview of amendments related to allowable 
encroachments.  Currently, a table is provided in the Zoning Ordinance that specifies 
allowable encroachments into required setbacks.  In this table there is a separate row 
for swimming pools, and a separate row for various types of accessory equipment, 
which can lead readers to thinking that the setback intended for the equipment actually 
applies to the pool.  The amendments clarified this confusion.  Related to 
encroachments, staff is also recommending amendments to front porch encroachments.  
Front porches are currently allowed to encroach a maximum of five feet into a required 
street yard and when 250 feet or less, the square footage does not count towards 
overall building coverage.  In cases of homes located on a corner street yard, multiple 
frontages are available, but the resident is only allowed to encroach into one street yard.  
There has been feedback from the design community that this restriction may stifle 
design and a sense of community that this design feature can encourage in residential 
neighborhoods.  The proposed amendment would allow that a front porch can 
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encroach into both available street yards.  So that there is a balance between aesthetics 
and scale, the bonus provision of 250 square feet is proposed to remain.   
 
Mr. Zawila then provided an overview of the next set of amendments related to 
preliminary meetings with staff regarding zoning cases.  Currently Planned Unit 
Development (PUD) requests are the only type of application that requires a pre-
application meeting through the Zoning Ordinance, although it is Village practice to 
require with all zoning approval applications. The preliminary meeting is scheduled with 
Community Development to discuss the proposed project and to outline the Plan 
Commission process. At this meeting the petitioner also receives preliminary feedback 
of the proposal based on the planning documents and policies of the Village of Downers 
Grove. 
 
Mr. Zawila then provided an overview of the last set of amendments.  The current 
ordinance has very specific parameters on amendments to approved PUDs and how 
the request must be processed, which in most cases requires submittal of a 
development application and moving through the Plan Commission and Village Council 
review process.  The ordinance currently allows staff approval of minor changes to a 
PUD, that are not considered substantial changes to the purpose and intent of the 
approved PUD, while reducing processing time and cost and time to the external 
customers.  These changes include such items as parking space reductions and 
building coverage or building height, however there is no provisions to allow reduction of 
open space.  Minor reductions in open spaces are often requested with reconfiguration 
of parking lots or through the introduction of pedestrian amenities such as sidewalks, 
but staff does not have the ability to approve without submittal of a development 
application, which may prevent property owners from making improvements that are 
considered minor in nature and typically do not change the intent of the approved PUD.   
 
No members of the public provided testimony and Ch. Rickard offered an opportunity for 
the petitioner to provide closing comments.   
 
Mr. Zawila recommended approval of the proposed text amendments and referenced 
the standards for text amendments to the Zoning Ordinance and recommended 
approval as stated on page 4 of the staff report. 
 
There being no further discussion, Ch. Rickard closed the opportunity for further public 
comment. 
 
Commission Deliberation: 
 
Ch. Rickard asked if the Commissioners had any comments regarding this proposal. 
 
Mr. Maurer stated that he found it odd that DuPage County might be the States leader 
in addressing opioid use, but we sure get uptight with the green stuff.  He felt that our 
zoning looks more favorable on methadone clinics than the clinic that gives his dog a 
rabies vaccine, but he would support these amendments. 
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Ms. Rollins state that she had frustration with the Village Council and the process 
should have allowed this issue to go to the Plan Commission to give the public an 
opportunity to speak, but they chose not to; with certain Council members suggesting 
that this should have been discussed at Plan Commission, but she will still recommend 
approval because the decision was made.   
 
Ms. Gassen stated that based on the petitioner’s submittal, the staff report, and 
the testimony presented, she finds that the petitioner has met the standards of 
approval for a Zoning Text Amendment as required by the Village of Downers 
Grove Zoning Ordinance and is in the public interest and therefore, moved that 
the Plan Commission recommend to the Village Council approval of 19-PLC-0029 
regarding the proposed amendments Articles 5, 6, 7, 10, 11, 12, 14 and 15 of the 
Zoning Ordinance. 
 
Motion seconded by Commissioner Maurer 
AYES: Dmytryszyn, Gassen, Johnson, Majauskas, Maurer, Patel, Rollins, 

Ch. Rickard 
NAYS: None 
The Motion passed unanimously  
 
Mr. Zawila provided updates on previous Plan Commission cases and noted there were 
two petitions for next month’s meeting.  
 
There being no further discussion, Ch. Rickard called for a Motion to adjourn. 
 
Ms. Gassen moved to adjourn the meeting, seconded by Ms. Johnson. 
The Motion carried unanimously by voice vote. 
 
Ch. Rickard adjourned the meeting at 9:02 PM. 
 
Respectfully submitted, 
 
Community Development Staff 
(Transcribed from mp3 recording) 



VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 
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SUBJECT:                                              TYPE:                                      SUBMITTED BY: 
 
19-PLC-0032  
4110 Finley Road 

 
Special Use to Provide an 
Accessory Parking Lot 

 
Gabriella Baldassari 
Planner 

 
REQUEST 
The petitioner is requesting approval for a Special Use to provide off-site parking over 1,000 feet away from the 
use served and to establish an accessory use before the principal use is established at 4110 Finley Road. 
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 
 

OWNER/PETITIONER: Bridge Point Downers Grove Phase II, LLC 
c/o: Mark Houser 
1000 W. Irving Park Road, Suite 150 
Itasca, IL 60143 

   
PROPERTY INFORMATION 
 

EXISTING ZONING: O-R-M, Office-Research-Manufacturing 
EXISTING LAND USE: Vacant 
PROPERTY SIZE: 464,674 square feet (10.67 acres)   
PINS:   09-06-100-019, -025 

 
SURROUNDING ZONING AND LAND USES 

   
 ZONING FUTURE LAND USE 
NORTH: O, Office Research (DuPage County)  Office/Corporate Campus 
SOUTH M-2, Restricted Manufacturing  Tollway 
 And Tollway     
EAST: M-2, Restricted Manufacturing  Tollway 
 And Tollway     
WEST: O, Office Research (DuPage County)                 Institutional/Public 

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

1. Project Summary/Narrative  
2. Special Use Criteria 
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3. Plat of Survey 
4. Parking Use Exhibit 
5. Geometric Plan 
6. Grading Plan 
7. Landscape Plan 
8. Traffic Study 

 
PROJECT DESCRIPTION 
The petitioner is requesting approval of a Special Use to establish an off-site parking area that is over 1,000 
feet away from the use served and approval for an additional Special Use to establish parking as an 
accessory use before the principal use of the property is in place at 4110 Finley Road. The proposed parking 
lot will provide needed accessory parking for the proposed tenant, Amazon Logistics, who will be leasing 
the two large warehouse buildings located at 3700 Lacey Road and 3800 Finley Road, approximately 2,000 
feet north of the proposed parking lot. 
 
The subject property is currently vacant. The petitioner is proposing to develop the site as parking for their 
prospective tenant who requires additional parking for their intended use. The additional parking will 
provide spaces for Delivery Service Provider (DSP) vehicles, as well as the personal vehicles of the DSP 
drivers. The subject property currently has three curb cuts and the proposal includes reducing to two curb 
cuts and relocating them. 
 
The parking lot will consist of 477 spaces, nine of which will be ADA compliant. Each parking space is 
dimensioned larger than the minimum required to accommodate the size of DSP vehicles. Parking spaces 
dedicated to personal vehicles will be organized throughout the parking lot to provide employees with short 
pedestrian walks to their DSP vehicles.   In addition to the provided parking, stormwater detention and 
associated parking lot landscaping will be provided.  
 
The parking lot will function in the following manner: 
 

• DSP drivers enter the site in their personal vehicles via the north curb cut. 
• The drivers park their personal vehicles and pick up a DSP vehicle. 
• The drivers exit the parking lot in the DSP vehicles via the south curb cut and proceed to the 3800 

Finley Road building.  
• Once the DSP vehicles are loaded, the drivers leave on their routes.  
• At the end of their shift, the DSP drivers return to 3800 Finley Road and unload any undeliverable 

packages.  
• The DSP drivers return to the 4110 Finley Road parking lot via the north entrance and park the 

DSP vehicles.  
• The drivers walk to their personal vehicles and leave in their personal vehicles via the south 

driveway.  
 
The vehicle movements are further illustrated in the attachments and also appear in the traffic study 
appendix. 
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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.  The Comprehensive Plan includes a goal for Commercial and Office Areas to 
maximize the exposure and capitalize on the access to I-88 and I-355 by clustering uses and businesses that 
benefit from, and cater to, a larger regional market and employment base near interchanges and promoting 
and encouraging better signage and appearances on facades fronting the interstates.   
 
Another goal for Commercial and Office Areas is to enhance the economic viability, productivity, and 
function of the Village’s commercial properties. The objectives of this goal include promoting a mix of 
commercial and retail, in addition to encouraging campuses to offer spaces that are adaptable to market 
trends.   The proposed development meets these goals of the Comprehensive Plan, while allowing 
redevelopment of what is now a vacant site. The proposal is consistent with the Comprehensive Plan. 
 
COMPLIANCE WITH THE ZONING ORDINANCE 
The subject property is currently zoned O-R-M, Office-Research-Manufacturing, and is required to meet 
the bulk regulations for this district, as well as requirements for landscaping and parking dimensions. The 
required and proposed dimensions are compared below.  
 
BULK REGULATIONS (O-R-M  ZONE) REQUIRED PROPOSED 
Min. Lot Area 20,000 s.f. 464,674 s.f. 
Street Setback (Southeast) 35 ft. 35 ft. 
Interior/Rear Setback (North) 10 ft. 40 ft. 
Interior/Rear Setback (West) 10 ft. 40 ft. 
Min, Landscaped Open Space 
(15% of lot) 

69,701 s.f. 181,223 s.f. (39%) 

Street Yard Open Space   
(7.5% required open space) 

34,851 s.f.  123,402 s.f. (26.7%) 

 
BULK REGULATIONS (PARKING) REQUIRED PROPOSED 
Stall Width (for 90°) 9 ft. 11 ft. 
Stall Length (for 90°) 18 ft. 27 ft. 
Drive Aisle Width (for 90°) 24 ft. 30 ft. 
Module Width (for 90°) 60 ft. 79 ft. 

 
BULK REGULATIONS (LANDSCAPE) REQUIRED PROPOSED 
Island Min. Width 
(every 20 spaces) 

7 ft. 7 ft. 

Divider Width 6 ft. 6 ft. 
Min. Landscape Area 150 s.f. 420 s.f. 
Street Yard Perimeter  75% 100% 

 
Traffic and Parking 
As noted above, the proposed parking lot will provide accessory parking for the proposed tenant who will 
locate their warehousing and distribution operations into 3700 Lacey Road and 3800 Finley Road.  
Improvements at 4110 Finley Road will include constructing a parking lot with associated detention area 
and reducing access to the site to two curb cuts (from three).  While sufficient parking is provided for office-
warehouse users on the properties to the north, the tenant requires additional parking for their operations, 
which is subject to the special use requests.  
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Finley Road is under the jurisdiction of DuPage County, which ultimately approves the access to the subject 
property.  The applicant was required to submit a traffic study to the Village and DuPage County for review. 
DuPage County has stated that they are in support of providing access to the development, based off of the 
submitted traffic study with the following required improvements, which have been accommodated in the 
proposed plan: 
 

• A north inbound-only access drive on Finley Road, with one inbound lane that provides access to 
the site. 

• A northbound left-turn lane and a southbound right-turn lane will be provided on Finley 
Road at the proposed north inbound-only access drive. 

• A south outbound-only access drive on Finley Road that will provide two outbound lanes under 
stop sign control from the site. 

 
When assessing traffic impacts and an intersections ability to accommodate traffic flow, studies evaluate 
the level of service, which is assigned a letter from A to F based on the average control delay experienced 
by vehicles passing through the intersection.  As with the provided study, levels of service reflects the 
overall increase in traffic resulting from background growth and all of the assumed developments including 
the proposed parking lot.  
 
The submitted study demonstrates that the level of service will remain generally the same for the signalized 
intersection of Finley and Lacey Roads (at a Level B), located immediately north of the site.  However the 
level of service is expected to decrease at the intersection of Belmont Road and Ogden Avenue (from E to 
F), located south of the subject property, but that is not solely because of this development.  When compared 
to the projected traffic volumes that will travel through this intersection, the proposed parking lot will 
contribute to the increase in traffic by approximately 1.5 percent during the peak hours. This minimal 
increase indicates that the projected traffic to use the proposed parking lot will not have a significant impact 
on the overall operations of the intersection. 
 
The overall tenant plan also includes a new internal access road between the 3700 Lacey and 3800 Finley 
buildings.  This will result in fewer vehicles using Lacey and Finley Roads to move between the two 
buildings.   
 
The study concludes that there is no need for additional traffic control improvements beyond what is 
summarized above.   
 
ENGINEERING/PUBLIC IMPROVEMENTS 
All engineering provisions including stormwater regulations have been reviewed for compliance with the 
Stormwater and Floodplain Ordinance.  The proposed development will meet the ordinance. Any requisite 
building permits will be reviewed for continued compliance, including a looped water main for fire 
protection around the parking lot.    
 
As noted above, certain improvements will be made to the roadway and adjacent to the site including the 
placement of a northbound left-turn lane and a southbound right-turn lane on Finley Road at the proposed 
north inbound-only access drive.  Furthermore, there will be a reduction in access points to the site to two 
curb cuts from three.  Lastly pedestrian connections will be made to the parking lot at both entrances.   
  
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 
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public hearing sign and publishing a legal notice in Enterprise Newspaper, Inc (The Bugle). Staff received 
an inquiry from the adjacent property owner to the north, requesting information about the project. A caller 
who works in the Village (location not specified) requested information on the petitioner, and another caller 
who works in at the 3600 Lacey building called to express his concerns regarding traffic. He noted that 
traffic is very bad at the end of the work day. The caller requested that larger scale efforts are made to calm 
traffic. 
 
STANDARDS OF APPROVAL 
 
Special Use 
The petitioner is requesting approval for a Special Use to provide off-site parking over 1,000 feet away 
from the use served, as required by Section 7.070.D.2 of the zoning ordinance. Additionally, Section 
6.010.A.3 requires a Special Use permit be approved to establish an accessory use before a principal use. 
 
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;   
 
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 December 2, 2019 meeting.  Should the Plan Commission find 
that the request meets the standards of approval for the two Special Uses, staff has prepared a draft motion 
that the Plan Commission may make for the recommended approval of 19-PLC-0032: 
 
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 two Special Uses as required by the Village of Downers Grove 
Zoning Ordinance and is in the public interest and therefore, I move that the Plan Commission recommend 
to the Village Council approval of 19-PLC-0032, subject to the following conditions: 
 

1. The proposed Special Uses shall substantially conform to the staff report, engineering plans 
prepared by Spaceco Inc. originally on October 18, 2019 and revised on November 20, 2019, 
and to the landscape plans prepared by K M Talty Design originally on October 17, 2019, and 
revised on November 15, 2019, except as such plans may be modified to conform to the Village 
codes and ordinances. 

2. If the parking lot is no longer used for the proposed tenant, a building must be constructed on 
the property or the parking lot removed and the site restored to green space within two years 
of the tenant’s vacation from the 3800 Finley and 3700 Lacey buildings. 

3. A cross access drive shall be provided between the 3800 Finley and 3700 Lacey buildings 
located north of the subject property.  
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4. The petitioner shall administratively 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. 

5. The petitioner shall provide the necessary easements. 
6. A photometric plan shall be provided that complies with Section 10.030.D of the zoning 

ordinance.  
7. The petitioner shall work with the Village to identify additional landscaping screening 

requirements on the site in accordance with the Village Code.  
 

Staff Report Approved By: 

 
____________________________ 
Stanley J. Popovich, AICP 
Community Development Director 
 
SP:gb 
-att 
 
P:\P&CD\PROJECTS\PLAN COMMISSION\2019 PC Petition Files\19-PLC-0032- 4110 Finley Rd. -Special Use and Lot Consolidation\Staff 
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VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
DECEMBER 2, 2019 AGENDA 

 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

19-PLC-0033  

5207 Main Street 

 

Special Use for a Medical Office Use 

 

Flora Ramirez  

Planner 

 

REQUEST 
The petitioner is requesting Special Use approval for a 15,956 square foot medical office use in the Downtown Core 

Zoning District, at 5207 Main Street.  

 

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

GENERAL INFORMATION 
 

OWNER: Woodlawn Corner LLC/Main 5207 LLC 

 9440 Enterprise Drive 

 Mokena, IL 60448 

 
APPLICANT: DuPage Medical Group & Woodlawn Corner LLC/Main 5207 LLC  

 9440 Enterprise Drive 

 Mokena, IL 60448 

   

PROPERTY INFORMATION 
 

EXISTING ZONING: DC, Downtown Core 

EXISTING LAND USE: Medical Office, Retail, and Restaurant 

FUTURE LAND USE: Downtown 

PROPERTY SIZE: 53,324 square feet (1.22 acres)   

PINS:   09-08-306-040,-041, and -044 

 
SURROUNDING ZONING AND LAND USES 

   

 ZONING FUTURE LAND USE 

NORTH: DB, Downtown Business  Downtown 

SOUTH: DC, Downtown Core  Downtown  

EAST: DB, Downtown Business  Downtown  
WEST: DB, Downtown Business   Downtown 

 DC, Downtown Core  Downtown 

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

Development and attached to the staff report as indicated: 

 

1. Application/Petition for Public Hearing 

2. Location Map  

3. Project Summary/Narrative 

4. Special Use Criteria  

5. ALTA/N.S.P.S. Land Title Survey  

6. Site Plan  

7. Elevations 

8. 3D Elevations 

9. Floor Plan 

10. Landscape Plan 

11. Painted Brick Sample 

 

PROJECT DESCRIPTION 
The petitioner is proposing to operate a medical office use at 5207 Main Street. The subject property is 

located northeast of the intersection of Main Street and Grove Street and is zoned DC, Downtown Core.    

Medical offices are permitted by right in the DC, Downtown Core, up to 3,000 square feet; larger than 

3,000 square feet requires a special approval.  The petitioner is requesting Special Use approval to operate 

a medical office use with an area of 15,956 square feet.  

 

The petitioner is proposing to maintain the existing building footprint and remodel the interior space to 

expand the medical office uses throughout the entire ground floor for DuPage Medical Group.  DuPage 

Medical Group is proposing to operate a multi-disciplinary practice.  The existing building is currently 

occupied by various medical offices, a pharmacy and a vacant restaurant space.  The existing basement will 

continue to be used for storage for DuPage Medical Group.   

 

The primary materials used for the exterior of the building will consist of cast stone base, mullion and glass 

design, metal panels, and awnings. The petitioner also proposes to paint the exterior brick façade, as shown 

in the submitted elevations.  

 

The site contains one curb cut along Main Street, with vehicular access from the west to the Village’s 

downtown parking garage and adjacent properties. Modifications are also proposed to bring the existing 

parking lot into further compliance with Village Code, which includes the installation of landscaping 

islands, a bicycle rack and a new pedestrian connection that will transverse the site, connecting Main Street 

to the downtown Village Parking Garage.  Lastly, a wrought iron fence will be installed along Main Street, 

with associated landscaping.  

     

COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The Comprehensive Plan designates the subject property as a Key Focus Area - Downtown. The downtown 

focus area concepts include:  

 

 A reduction of concrete and asphalt, which contributes to stormwater runoff. 

 Development that is pedestrian-oriented 

 Support for additional bike parking at both public and private facilities. 

 Promotion of diverse mix of uses  

 Promotion and encouragement of shared parking arrangements and facilities, wherever feasible, to 
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minimize the land area within downtown dedicated to parking 

 

The plan adds landscaping, a pedestrian connection, and a bike rack. The proposed landscaping fosters a 

walkable environment. Improvements to the façade and parking lot will maintain visual interest and 

generate foot traffic and streetscape vitality. The Comprehensive Plan also states that the downtown should 

be characterized as an environment within which to shop, dine, work and live. The proposed development 

is consistent with the intent of the Comprehensive Plan. 

 

COMPLIANCE WITH THE DOWNTOWN DESIGN GUIDELINES  
This property is in the Downtown Core Zoning District. Exterior improvements proposed in this district are 

recommended to follow design elements outlined in the Downtown Business District Design Guidelines. 

The petitioner proposed to meet the Design Guidelines in the following manner:  

 

 The proposed construction will contain high-quality building materials that differentiate the base 

and top of the building.  

 The original brick will be maintained and painted.  

 The proposed 16” cast stone base and sill creates a consistent knee wall below the store front. 

 The majority of the Main Street facade incorporates the use of windows to provide interest and 

activity at the street.  

 The use of a canopy at the front entrance helps identify the entrance and provides pedestrians with 

shelter from the elements. 

 The proposed decorative wrought iron fencing and landscaping will contribute to the continuation 

of the street wall and will help to separate vehicles from pedestrians. 

 Awnings are proposed to create visual interest. 

 Landscaping along Main St. creates friendly sidewalks by separating vehicles from pedestrians.  

 All mechanical equipment will be effectively screened from the public view.   

 

COMPLIANCE WITH THE ZONING ORDINANCE 
The subject property is zoned DC, Downtown Core.  Medical offices are permitted by right in the 

Downtown Core Zoning District, up to 3,000 square feet; larger than 3,000 square feet requires special 

approval.  The petitioner is requesting Special Use approval to expand the existing space allocated for 

medical office, to a total area of 15,956 square feet.  This is an allowable Special Use per Section. 5.010 

of the Zoning Ordinance.   It should be noted that the proposed use requires 72 parking spaces.  With the 

proposed parking lot improvements, 76 spaces are proposed that will meet the required parking stalls 

required for the use.   

 

Landscaping along the exterior of the property and within the parking lot is provided to bring the site 

further into compliance with the Village’s Zoning Ordinance. Additionally, a four foot decorative 

wrought iron fence is provided along the west property line adjacent to Main Street. The petitioner will 

provide site lighting in accordance with Section 10.030 of the Zoning Ordinance.  All signage will be 

required to comply with the sign regulations. 

 

TRAFFIC AND CIRCULATION 
This site is currently served by a public sidewalk on Main Street that will be enhanced by a direct connection 

to the main entrance. The proposed use will not have a negative impact on the existing parking and traffic 

patterns in the area.  As noted above sufficient parking is provided for the proposed use.  Additionally, the 

Village and petitioner are currently evaluating the possibility of a shared parking agreement that would 

allow downtown visitors to use this parking lot after the hours of operation for DuPage Medical Group.  

 

ENGINEERING/PUBLIC IMPROVEMENTS 
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The existing utilities servicing the office building are sufficient for the proposed medical office use 

expansion.  Parking lot improvements include new landscaped islands and a landscaped buffer adjacent to 

Main Street, thereby reducing the impervious area.  No additional on-site stormwater detention is required 

and the site will comply with all provisions of the Stormwater Ordinance.   

 

This site is currently served by a public sidewalk along Main Street. A new pedestrian connection is 

proposed to connect the south façade (main entrance) to the public sidewalk on Main Street. Additionally, 

the pedestrian connection will wrap around the east façade and connect to a painted pedestrian crosswalk 

that will then connect to the sidewalk to the downtown Village parking garage.  

 

PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division has reviewed the proposed plans and determined that the development has 

sufficient access for emergency vehicles.  The proposed building will be required to 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 line in addition to posting the 

public hearing sign and publishing a legal notice in Enterprise Newspapers, Inc. (The Bugle).  Staff received 

one inquiry from a resident who was concerned that these lots would be developed into a very tall multi-

unit residential building. It was explained that the existing building would remain and the proposal was 

limited to expanding the medical office use to the full area of the building, upgrade architectural features 

on the exterior of the building and improve the existing parking lot.    

 

STANDARDS OF APPROVAL 
The petitioner is requesting a Special Use to expand a medical office use, which will exceed 3,000 square 

feet, in the DC zoning district. The review and approval criteria 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 – 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. 

  

(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 
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Staff will provide a recommendation at the December 2, 2019 meeting.  Should the Plan Commission find 

that the request meets the standards of approval for a Special Use, staff has prepared a draft motion that the 

Plan Commission may make for the recommended approval of 19-PLC-0033: 

 

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 Special Use as required by the Village of Downers Grove Zoning 

Ordinance and is in the public interest and therefore, I move that the Plan Commission recommend to the 

Village Council approval of 19-PLC-0033, subject to the following conditions: 

 

1. The proposed Special Use request to expand the office medical use shall substantially conform to the 

Elevations, 3D Renderings, Site Plan, and Floor Plan prepared by Eckenhoff Saunders Architects, dated 

September 12, 2019 and last revised on November 20 and the Landscape Plan prepared by Kimley 

Horn, dated October 22 last revised on November 14, 2019, attached to this report except as such plans 

may be modified to conform to Village codes, ordinances, and policies. 

2. The building shall be equipped with an automatic suppression and an automatic and manual fire alarm 

system.  

3. The property owners shall cooperate and enter into a shared parking agreement in a manner 

acceptable to the Village. 

4. The retaining wall and railing along Main Street shall be replaced.  

5. The basement shall be permitted for storage only. 

 

Staff Report Approved By: 

 
_____________________________ 

Stanley J. Popovich, AICP 

Director of Community Development 

 
SP:fr 

-att 
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  One Prudential Plaza
130 East Randolph  Suite 1850 

Chicago, IL 60601  312.786.1204p 
esadesign.com

 
 

 

NARRATIVE OF PROPOSED EXTERIOR RENOVATION OF 5207 MAIN STREET                                                  10/23/2019 
 
 

The following narrative of the proposed exterior renovation to 5207 Main Street, for the use as a medical office 
building by DuPage Medical Group, is in accordance with the Design Guidelines for the Downers Grove Downtown 
Business District dated January 20, 2009. 
 
SITE DESIGN 
 

The building is an existing one‐story building and, therefore, the building mass has been predetermined.  Despite a 
lack of desired height, the front building façade is up along the sidewalk and maintains the sense of enclosure 
consistent with the Design Guidelines for the Downtown Business District.  While the parking lot creates a gap in 
the ‘continual street wall’ the proposed landscaping help to define the urban sidewalk space. 
 
BUILDING DESIGN 
 

The existing building does not offer much in the way of architectural style.  We propose enhancing the building 
façades facing both the street and the parking lot by providing a cast stone base at the masonry and storefront 
locations, replacing the storefront with a mullion and glass design that creates pattern and rhythm, expressing the 
horizontality of the building with a painted metal sunshade, leaving a small and balanced portion of the existing 
painted brick, and applying a prefinished metal panel band at the top of the facade that appears to expand the 
height of the one‐story building, further expressing the horizontality of the building and unifying the entire façade.   
 
BUILDING BASE 
 

In stark contrast to the Design Guidelines for the Downtown Business District, the existing storefront windows sit 
right at grade.  We propose removing the existing storefront and build a 16” high cast stone base and sill.  This 
creates a consistent knee wall below the storefront windows which is consistent with the Design Guidelines for the 
Downtown Business District.  We are also extending the line of the base where the grade drops off at the North 
corner of the building which creates an approximate 3’ high base.  The 16” base also wraps along the South façade 
of the building which faces the parking lot.  The cast stone is selected because it is durable and compliments the 
existing brick masonry. 
 
ENTRY FEATURES and FAÇADE ELEMENTS IN THE BUILDING MIDDLE 
 

The existing building has large blank areas with no variation or proportion.  The proposed façade materials and 
components have been selected to provide detail and to articulate the storefront windows with a variety of 
complimentary materials.  The main building entrance is on the South façade where it is most convenient to the 
medical clinic patient parking.  We propose enhancing the entrance with a canopy that not only serves to protect 
visitors from the elements, but visually articulates the entrance and invites patients toward the entrance.  
Additionally, the sunshade over the storefront on the street and parking facades add to the character of the 
building and help create scale and proportion at the pedestrian level and tie the street front to the entrance. 
 
BUILDING TOP 
 

The existing masonry parapet and metal coping lack detail.  The proposed metal panels and cornice provide relief 
from the masonry façade.  The horizontality of the building is expressed by the panels and the cornice detailing add 
subtle character as encouraged by the Design Guidelines for the Downtown Business District.  





 

 
Review and Approval Criteria 

SPECIAL USES 
 

Plan Commission Number & Title: 

 
A DETAILED RESPONSE TO ALL OF THE STANDARDS SHALL BE 
PROVIDED, SPECIFYING HOW EACH STANDARD IS OR IS NOT MET. 
 
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.  
 
 
 
 
 
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.  

  
 
 

Per Section 28.5.010 Allowed Uses in the Zoning Ordinance, Medical Office is a permitted use up to 3,000 square feet in the 
Downtown Core District.  Anything larger than 3,000 square feet requires a Special Use.  Currently, the building’s use is exist-
ing non-conforming with medical office comprising approximately 10,000 square feet of the overall 16,538 square feet on the 
ground floor.  The existing non-medical use space is a pharmacy and a failed fast-food restaurant.  The approximate 4,400 
square foot basement is not occupied and used only for storage which will not change with the new building tenancy.  A medi-
cal practice did lease the entire building in 1985. 

DuPage Medical will provide stable employment opportunities to its associates while offering essential health 
care services to neighbors, residents of the community at-large and others outside the Village who may not ap-
preciate the many working, shopping, entertainment, recreation and living options in Downtown Downers Grove.  
DuPage Medical Group’s employees, patients, and vendors will patronize local businesses and enhance the 
overall environment thus further stabilizing Downtown Downers Grove and the community overall as an attrac-
tive and convenient place to work, shop, seek services and live.  The growing population proximate to the site 
will be able to walk to their appointments or jobs without using private transportation, and therefore, reduce con-
gestion on the public roads.  The property will remain available for the Summer Friday evening car show, the an-
nual Bonfield Express 5K race, and other special events.

The proposed use only increases the medical use by approximately a third of the building.  DuPage Medical 
Group and the substantial building and site improvements will positively impact the health, safety and general 
welfare of persons residing or working in the vicinity.  Renovations to the building exterior and landscaping will 
enhance the built environment and attractiveness of the neighborhood.  The investment in the property and 
health care services provided will be accretive to property values and improvements in the vicinity.  The site 
meets the required parking and will not burden either the on-street parking nor the public garage immediately ad-
jacent and east.  
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TREES QTY BOTANICAL / COMMON NAME CONT CAL
AA 4 ACER X FREEMANII `ARMSTRONG` / ARMSTRONG FREEMAN MAPLE B & B 2.5" CAL.

CC 3 CELTIS OCCIDENTALIS `CHICAGOLAND` / COMMON HACKBERRY B & B 2.5" CAL.

GS 3 GLEDITSIA TRIACANTHOS `SKYLINE` / SKYLINE HONEY LOCUST B & B 2.5" CAL.

SHRUBS QTY BOTANICAL / COMMON NAME CONT SPACING
SF 12 SPIRAEA JAPONICA `FROEBELII` / SPIREA 3 GAL SEE PLAN

TC 18 THUJA OCCIDENTALIS `CONGABE` TM / FIRE CHIEF ARBORVITAE 3 GAL SEE PLAN

GRASSES QTY BOTANICAL / COMMON NAME CONT SPACING
CK 30 CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS 3 GAL SEE PLAN

GRASSES QTY BOTANICAL / COMMON NAME CONT SPACING SPACING
ST 36 SPOROBOLUS HETEROLEPIS `TARA` / PRAIRIE DROPSEED 3 GAL 18" o.c.

PLANT SCHEDULEPLANT SCHEDULE
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NORTH
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EXISTING TREE

PROPOSED 4' ORNAMENTAL FENCE

EXISTING RETAINING WALL

HARDWOOD MULCH, TYP. HARDWOOD MULCH, TYP.

HARDWOOD MULCH, TYP.

HARDWOOD MULCH, TYP.



D
UP

AG
E

M
ED

IC
AL

G
RO

UP
©

D
U

PA
G

E
M

ED
IC

AL
G

R
O

U
P

52
07

M
AI

N
ST

R
EE

T,
D

O
W

N
ER

S
G

R
O

VE
,I

L

LA
N

D
SC

AP
E

N
O

TE
S

AN
D

D
ET

AI
LS

L1.0

NORTH

1. INSPECT TREE FOR DAMAGED BRANCHES, APPLY
CORRECTIVE PRUNING.

2. SET ROOT BALL ON UNEXCAVATED OR TAMPED SOIL.
TOP OF ROOTBALL SHALL BE TWO INCHES ABOVE
SURROUNDING GRADE WITH BURLAP AND WIRE
BASKET INTACT.

3. REMOVE WIRE BASKET AND BURLAP DOWN FOUR TO
SIX INCHES BELOW TOP OF ROOT BALL. REMOVE ALL
TWINE AND (IF USED), SYNTHETIC MATERIAL. REMOVE
OR CORRECT GIRDLING ROOTS.

4. TAMP EXCAVATED SOIL AROUND BASE OF ROOTBALL.
5. BACKFILL REMAINDER EXCAVATED SOIL TAMPED

LIGHTLY. HIGH CLAY OR POOR SOIL SHALL RECEIVE
SOIL AMENDMENT PER LANDSCAPE NOTES.

6. WATER THOROUGHLY WITHIN TWO HOURS USING 10
TO 15 GALLONS OF WATER.

7. APPLY MULCH IN EVEN LAYER, KEEPING AWAY FROM
ROOT FLARE.

8. FINAL LOCATION OF TREE TO BE APPROVED BY
OWNER.

NOTES:

2X ROOT BALL WIDTH

SHREDDED HARDWOOD MULCH

EXCAVATED BACKFILL

SUBGRADE

TAMPED BACKFILL

1. APPLY CORRECTIVE PRUNING.
2. SET ROOT BALL OR CONTAINER ON UNEXCAVATED OR TAMPED SOIL. TOP OF ROOTBALL

(CONTAINER) SHALL BE ONE INCH ABOVE SURROUNDING GRADE. FOR LARGER SHRUBS WITHIN
PLANTING BED DIG A DEEPER PIT ONLY FOR THOSE SHRUBS.

3. REMOVE BURLAP FROM TOP HALF THE LENGTH OF ROOTBALL. TWINE AND (IF USED) SYNTHETIC
MATERIAL SHALL BE REMOVED FROM PLANTING BED. FOR CONTAINER GROWN SHRUBS, REMOVE
CONTAINER AND LOOSEN ROOTS PRIOR TO INSTALLATION.

4. REMOVE OR CORRECT GIRDLING ROOTS.
5. PLUMB AND BACKFILL WITH AMENDED SOIL PER LANDSCAPE NOTES. WATER THOROUGHLY WITHIN

TWO HOURS.
6. APPLY MULCH IN EVEN LAYER, KEEPING AWAY FROM ROOT FLARE. MULCH LIMITS FOR SHRUBS

EXTEND TO ALL LIMITS OF PLANTING BED, SEE PLANS FOR BED LAYOUTS.

NOTES:

SHREDDED
HARDWOOD MULCH

AMENDED SOIL

SUBGRADE

MINIMUM 6" BEYOND ROOT BALL

SECTION PLAN VIEW

O.C. SPACING, SEE PLANS FOR DETAILS

SHREDDED
HARDWOOD MULCH

AMENDED SOIL

SUBGRADE

SPADED BED EDGE

1. EXCAVATE PLANTING BED.
2. BED HEIGHT IS TO BE 2" ABOVE FINISH GRADE AND WELL DRAINED.
3. REMOVE CONTAINER, SCORE SOIL MASS TO REDIRECT AND

PREVENT CIRCLING ROOTS. CORRECT GIRDLING ROOTS.
2. PLANT MATERIAL SHALL BE LAID OUT BY FOLLOWING THE BED

EDGE, WORKING TOWARDS THE CENTER OF THE BED USING
TRIANGULAR (STAGGERED) SPACING AS PLAUSIBLE.

3. PLUMB AND BACKFILL WITH PLANTING MIX AS SPECIFIED IN
LANDSCAPE NOTES.

4. APPLY MULCH IN EVEN LAYER, KEEPING AWAY FROM ROOT FLARE.
MULCH LIMITS FOR PERENNIALS/GROUNDCOVER EXTEND TO ALL
LIMITS OF PLANTING BED, SEE PLANS FOR BED LAYOUTS.

5. SPACING TO BE AS SPECIFIED IN THE PLANT LIST. PERENNIALS
SHALL BE PLACED WITH THEIR CENTER 24" FROM EDGE OF BED.

NOTES:

TREE PLANTING
NTS

SHRUB PLANTING
NTS

PERENNIAL PLANTING
NTS1 2 3

1. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR INSTALLING MATERIALS AND
PLANTS SHOWN ON THE LANDSCAPE PLAN. THE CONTRACTOR IS RESPONSIBLE FOR THE COST
TO REPAIR UTILITIES, ADJACENT LANDSCAPE, PUBLIC AND PRIVATE PROPERTY THAT IS
DAMAGED BY THE CONTRACTOR OR THEIR SUBCONTRACTOR'S OPERATIONS DURING
INSTALLATION OR DURING THE SPECIFIED MAINTENANCE PERIOD.  CALL FOR UTILITY LOCATIONS
PRIOR TO ANY EXCAVATION.

2. THE CONTRACTOR SHALL REPORT ANY DISCREPANCY IN PLAN VS. FIELD CONDITIONS
IMMEDIATELY TO THE LANDSCAPE ARCHITECT, PRIOR TO CONTINUING WITH THAT PORTION OF
WORK.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR OF ANY OF THEIR TRENCHES OR
EXCAVATIONS THAT SETTLE.

4. ALL NURSERY STOCK SHALL BE WELL BRANCHED, HEALTHY, FULL, PRE-INOCULATED AND
FERTILIZED. DECIDUOUS TREES SHALL BE FREE OF FRESH SCARS. TRUNKS WILL BE WRAPPED IF
NECESSARY TO PREVENT SUN SCALD AND INSECT DAMAGE. THE LANDSCAPE CONTRACTOR
SHALL REMOVE THE WRAP AT THE PROPER TIME AS A PART OF THIS CONTRACT.

5. ALL NURSERY STOCK SHALL BE GUARANTEED, BY THE CONTRACTOR, FOR ONE YEAR FROM
DATE OF FINAL INSPECTION.

6. AMENDED SOIL SHALL BE PROVIDED AND GRADED BY THE GENERAL  CONTRACTOR UP TO 6
INCHES BELOW FINISHED GRADE IN TURF AREAS AND 18 INCHES IN PLANTING AREAS.

7. PLANTING AREA SOIL SHALL BE AMENDED WITH 25%  SPHANGUM  PEATMOSS, 5%  HUMUS AND
65%  PULVERIZED SOIL FOR ALL SHRUB, ORNAMENTAL GRASS, PERENNIAL AND ANNUAL BEDS.
AMENDED TURF AREA SOIL SHALL BE STANDARD TOPSOIL.

8. SEED/SOD LIMIT LINES ARE APPROXIMATE.  CONTRACTOR SHALL SEED/SOD ALL AREAS WHICH
ARE DISTURBED BY GRADING WITH THE SPECIFIED SEED/SOD MIXES.

9. CONTRACTOR SHALL INSTALL SHREDDED HARDWOOD MULCH AT A 3" DEPTH TO ALL TREES,
SHRUB,  PERENNIAL, AND GROUNDCOVER AREAS. TREES PLACED IN AREA COVERED BY TURF
SHALL RECEIVE A 4 FT WIDE MAXIMUM TREE RING WITH 3" DEPTH SHREDDED HARDWOOD
MULCH. A SPADED BED EDGE SHALL SEPARATE MULCH BEDS FROM TURF OR SEEDED AREAS. A
SPADED EDGE IS NOT REQUIRED ALONG CURBED EDGES.

10. INSTALLATION OF TREES WITHIN PARKWAYS SHALL BE COORDINATED IN THE FIELD WITH
LOCATIONS OF UNDERGROUND UTILITIES.  TREES SHALL NOT BE LOCATED CLOSER THAN 5'
FROM UNDERGROUND UTILITY LINES AND NO CLOSER THAN 10' FROM UTILITY STRUCTURES.

11. DO NOT DISTURB THE EXISTING PAVING, LIGHTING, OR LANDSCAPING THAT EXISTS ADJACENT TO
THE SITE UNLESS OTHERWISE NOTED ON PLAN.

12. PLANT QUANTITIES SHOWN ARE FOR THE CONVENIENCE OF THE OWNER AND JURISDICTIONAL
REVIEW AGENCIES. THE CONTRACTOR IS RESPONSIBLE FOR VERIFYING ALL PLANT QUANTITIES
AS DRAWN.

13. THE OWNER'S REPRESENTATIVE MAY REJECT ANY PLANT MATERIALS THAT ARE DISEASED,
DEFORMED, OR OTHERWISE NOT EXHIBITING SUPERIOR QUALITY.

14. THE CONTINUED MAINTENANCE OF ALL REQUIRED LANDSCAPING SHALL BE THE RESPONSIBILITY
OF THE OWNER OF THE PROPERTY ON WHICH SAID MATERIALS ARE REQUIRED. ALL PLANT
MATERIALS REQUIRED BY THIS SECTION SHALL BE MAINTAINED AS LIVING VEGETATION AND
SHALL BE PROMPTLY REPLACED IF THE PLANT MATERIAL HAS DIED PRIOR TO FINAL
ACCEPTANCE. PLANTING AREAS SHALL BE KEPT FREE OF TRASH, LITTER, AND WEEDS AT ALL
TIMES.

LANDSCAPE NOTES
8'-0" TYP.

4'-0"

36" MIN.

5 1/2"

1"

POST, 2"    X 16GA

PICKET, 5
8"    X 18GA

END BRACKET, BX102

RIBBED CHANNEL RAIL,
15
16" X 1 1

4"    X 14GA

NOTES:
1. TYPICAL FENCE DETAIL. REFER TO MANUFACTURERS

SPECIFICATIONS.
2. POST SIZE VARIES BY FENCE HEIGHT AND WIND LOAD.
3. CONCRETE FOOTING VARIES BASED ON LOCAL SOIL CONDITIONS.

4` ORNAMENTAL METAL FENCE
1" = 1'-0"

4
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Level 1 Demo
0'

Level 2
20'

Basement Demo
-8'

Grade
-2'

EXISTING OPENING
NEW WINDOW

SIGNAGE UNDER SEPERATE 
PERMIT

PAINTED BRICK
EXISTING RETAINING WALL 4' HIGH PREFINISHED METAL FENCE

Level 1 Demo
0'

Level 2
20'

Basement Demo
-8'

Grade
-2'

EXISTING OPENING
NEW WINDOW

NEW OPENING
NEW WINDOW

NEW OPENING
NEW WINDOW

EXISTING OPENING
NEW DOOR & SIDELIGHTS

EXISTING OPENING
NEW WINDOW

EXISTING OPENING
NEW WINDOW

EXISTING OPENING
NEW DOOR

EXISTING OPENING
NEW WINDOW
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 1/8" = 1'-0"2 Parking View Facade

WIDE-FLANGE BEAM 

MTL. FASCIA

CAST STONE SILL

CAST STONE BASE

PRE-FINISHED ALUM. 
PANEL

PAINTED BRICK 
WALL 

MTL. CANOPY

MTL. COPING

STREET VIEW FACADE

PARKING VIEW FACADE



Dupage Medical Group, Downers Grove.
Finishes Exhibit

Manufacturer: Match Concreteworks East
Color: Sterling
Material description: Cast Stone

Manufacturer: Benjamin Moore
Color: Tamarind AF-120
Material description: Brick Paint

Manufacturer: Benjamin Moore
Color: Kendall Charcoal
Material description: Metal Canopy Paint 
(Field Painted) & Railings

Manufacturer: Pac-Clad
Color: Musket Gray
Material description: Pre-finished Aluminum
used at Coping and Storefront Framing

Manufacturer: Pac-Clad
Color: Musket Gray
Material description: Pre-finished Alumi-
num Sheet Panels.

Manufacturer: Match Pac-Clad
Color: Bone White
Material description: Aluminum Fascia

Manufacturer: Trulite
Color: 1/4” Grey & 1/4” Clear
Material description: Storefront 1” Insu-
lating Glass

C2 C3 D

C2

B2

B2

C3

C1

C1

C1
D

B1 B2

B1

A

A

Date: 11.25.2019



Dupage Medical Group, Downers Grove.
Surrounding context: Painted Brick Precedents

Enlarged Painted Brick:

Enlarged Painted Brick:

Proposed Brick Paint: Tamarind AF-120

1121 Warren Ave

5200 Main St.

5149 Main St. 5141 Main St.

Date: 11.25.2019
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