VILLAGE OF DOWNERS GROVE
PLAN COMMISSION
VILLAGE HALL COUNCIL CHAMBERS
801 BURLINGTON AVENUE
February 1, 2021
7:00 p.m.
1. Call to Order

AGENDA

a. Pledge of Allegiance
2. Roll Call
3. Motion to Conduct the February 1, 2021 Plan Commission Electronically
4. Approval of Minutes
a. December 7, 2020
5. Public Hearings
a. 20-PLC-0027: A petition seeking annexation and rezoning from R-1,
Residential Detached House 1, to R-4, Residential Detached House 4. The
vacant property will be annexed with the default zoning of R-1, Residential
Detached House 1. The property is located at the southwest corner of
Jefferson Avenue and Downers Drive, commonly known as 5801
Springside Avenue, Downers Grove, Petitioner and Owner, Charles W. &
Sigrid P. Wiley
6. Adjournment
THIS TENTATIVE REGULAR AGENDA MAY BE SUBJECT TO CHANGE
Due to Governor Pritzker's recent order to place heightened restrictions on DuPage
County related to recent COVID-19 surges, the Village of Downers Grove will be
holding our Plan Commission meetings electronically, at least through the month of
February.
How do I Participate?
If you are interested in participating at the meeting please contact Planning Manager,
Jason Zawila at jzawila@downers.us or 630-434-5520. You will be placed on a contact

list and will be contacted no later than the morning of February 1, 2021 with directions
on how to enter the Zoom Meeting either through your computer (or telephone).
All participants using zoom will be provided an opportunity to speak during the public
input portion of the meeting. Village staff will call on you during the meeting. We
respectfully ask that all residents use professional and appropriate language. The meeting
room will have limited occupancy for in person attendance. Please also RSVP with
Planning Manager, Jason Zawila at jzawila@downers.us or 630-434-5520 if you plan on
attending in person.
Will the meeting be televised?
The meeting will be televised live on the Village’s YouTube channel and on DGTV6.
DGTV6 is available on local cable and is also available on the Village’s webpage at this
location: http://www.downers.us/dgtv/
Where do I find the Agenda?
Agendas can be found at http://www.downers.us/govt/boards-commissions/plancommission. Once you arrive at the site, select the agenda for the February 1, 2021
meeting. The agenda packet will be posted by the end of business, January 27, 2021.
Can I provide written comments ahead of (and during) the meeting?
Yes, public comment will also be taken via email and read into the record during the
meeting. Please email your comments, along with your name and address, before or
during the meeting to planning@downers.us. During the public input portion of the
meeting, all written comments will be read into the public record by Village staff. Please
note that your name and address will also be provided as part of the record. Written
comments will also be accepted during the meeting, up until the public hearing is closed.
We respectfully ask that all residents use professional and appropriate language with your
correspondence.
What happens if I do not have the Zoom software or
have a computer to participate in the meeting?
As part of the Zoom meeting, there is an audio only option that allows you to use your
personal phone. Additionally you may watch live through DGTV6 or the Village
YouTube channel.

DRAFT
VILLAGE OF DOWNERS GROVE
PLAN COMMISSION MEETING
December 7, 2020, 7:00 P.M.
Chairman Rickard called the December 7, 2020 remote meeting of the Downers Grove Plan
Commission to order at 7:00 p.m. Because of the state mandated requirements regarding social
distancing, the meeting was held electronically. Ch. Rickard provided an overview on how the
public can participate via Zoom or through providing written comments to planning@downers.us.
He then led the meeting in reciting the Pledge of Allegiance.
ROLL CALL:
PRESENT:

Chairman Rickard (In Person); Commissioners Boyle, Dmytryszyn, Johnson,
Majauskas, Patel, Rollins, Toth (Electronically)

ABSENT:

Maurer

STAFF:

Planning Manager Jason Zawila, Development Planner Gabby Baldassari,
Development Planner Flora Ramirez (In Person)

VISITORS: Pastor Mark Moore (petitioner), Robert St. Clair, Tim Emmerson, Nancy Hoekstra,
Pamela Bosco, Tom Talaga, Peter Lazar, Jane Talaga, Ryan Horan, Lurann Harmon,
Dan Horning, Deborah Gorden, Ryan Horan (Electronically)
Chairman Rickard entertained a motion to conduct the December 7, 2020 Plan Commission meeting
electronically.
MOTION BY COMMISSIONER ROLLINS, TO CONDUCT THE DECEMBER 7, 2020
PLAN COMMISSION MEETING ELECTRONICALLY. SECOND BY COMMISSIONER
JOHNSON. ROLL CALL:
AYE: ROLLINS, JOHNSON, DMYTRYSZYN, BOYLE, MAJAUSKAS, PATEL,
RICKARD
NAY: NONE
AWAY: TOTH
MOTION PASSED. VOTE: 8-0
MINUTES
MINUTES OF THE NOVEMBER 16, 2020 PLAN COMMISSION MEETING WERE
APPROVED ON MOTION BY COMMISSIONER JOHNSON. SECOND BY
COMMISSIONER DMYTRYSZYN. ROLL CALL:
AYE: JOHNSON, DMYTRYSZYN, BOYLE, MAJAUSKAS, PATEL, ROLLINS,
RICKARD
NAY: NONE
PLAN COMMISSION
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AWAY: TOTH
MOTION PASSED. VOTE: 8-0
PUBLIC HEARINGS
Chairman Rickard reviewed the procedures for the public hearing.
FILE 20-PLC-0014: A petition seeking annexation, rezoning from B-2, General Retail Business,
and R-1, Residential Detached House 1 to INP-1, Neighborhood-Scale Institutional and Public
District and a special use for religious assembly use and private school. The property is located
directly southwest of the intersection of Belmont Road and Inverness Avenue, commonly known
as 5416, 5418, and 5430 Belmont Road, and 2097 Inverness Avenue, Downers Grove, IL.
Petitioner and Owner, Belmont Bible Church.
Chairman Rickard swore in those individuals that would be speaking tonight.
Petitioner, Mark Moore, 5430 Belmont Road, Downers Grove explained the history of the church
dating back to 1951, discussing its growth over the years, and the community outreach programs
and services the church offered. He mentioned the parish’s sister church (in Waukashaw,
Wisconsin) had the same building as the one being proposed, using the same design firm. The
current facility would be demolished and replaced with the proposed facility. Renderings of the
new facility were depicted. The architectural design will encompass all sides of the building, not
just the front façade.
Elevations of the building were then depicted noting the building height of the proposed facility
from grade would be just over 30 feet. Floor plans followed: The first floor will be 22,000 sq. feet
while the second floor will be roughed-in at 10,000 sq. feet until completed at a later time. The
proposed site plan was also depicted, with Mr. Moore sharing that the north parking lot will be
brick pavers, reducing the stormwater run-off. A depiction of the landscape plan followed with
Mr. Moore stating the plan exceeds the Village’s minimum landscaping requirements.
Per Mr. Moore, a neighborhood meeting was hosted last Monday (11/30) and questions from that
meeting pertained to site drainage, whether the large tree in the right-of-way of Inverness Avenue
would remain, and the maintenance of the current privacy fence along the southern property line
moving forward. Mr. Moore explained those questions were answered: brick pavers will address
the drainage, the tree will be removed but 12 new trees will be planted on Inverness Avenue, and
the current privacy fence on the southern property line will be removed and replaced with a new
six-foot fence to be installed directly on the property line. Finally, Mr. Moore reviewed each of
the standards of approval for the petition in greater detail.
Chairman Rickard invited commissioner questions.
Per questions, Mr. Moore confirmed the second floor of the proposed facility would only be
roughed-in. Further, he explained that the traffic study and parking requirements were taken into
consideration for the second floor. As for the drainage being a prior issue, Mr. Moore was not
aware of any current issues and only recalled the 100-year rainfall where everyone had issues.
Asked why the traffic study was considering 200 students when the traffic table was listing 100,
PLAN COMMISSION
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Mr. Moore explained he would have to review the traffic study again but said the numbers
provided for the traffic study were the same as what he had for the site plan, i.e., the numbers were
for the worst case scenario, or a total of 150 preschool students and 100 students for the Christian
School.
Additional questions included confirmation that the petitioner was combining all five lots into one
lot of record, which Planning Manager Zawila confirmed the applicant would have to consolidate
but it was not part of the commission’s consideration tonight. He also added that the proposal
conformed to the INP-1 District requirements (institutional zoning), while Planner Baldassari
pointed out the proposal also met the requirements of the R5A District, as appropriate. Asked if
the R5A District was the most restrictive, Planning Manager Zawila confirmed in the affirmative.
Staff further confirmed the trash dumpster was located at the southwest corner of the property and
Mr. Moore stated the material around the trash enclosure would be a different material around the
pad with gates on the north side of the enclosure
Chairman Rickard opened up the public hearing to public comment.
Planning Manager Zawila read into the record the written comments from Peter Lazar (via email):
“I went to the neighborhood meeting for the redevelopment of the Belmont Bible Church on Monday
night since I am a resident on a nearby property. Their plans have the removal of a 46" honeylocust
tree located in the right-of-way. I find this disappointing as it is the largest tree on Inverness Avenue
which it is located. When asked about this the Church responded that the Village has already approved
removal of the tree. While I am disappointed that the street will be losing its largest right-of-way tree,
my greater concern is the Church's landscaping plan is to replace this native tree with over a dozen
right-of-way trees that are not native (mainly Japanese elms). Right-of-way trees are public, and the
care that is put into them is a reflection of the residents of the Village, and requiring native trees be
planted in public right-of-ways shows our community is environmentally friendly and forward
thinking.”

In response to Mr. Lazar’s comment about the petitioner receiving approval for removing the tree
by the Village, Mr. Zawila confirmed that approval was not received and the Village Council
would make the final decision.
Ms. Nancy Hoekstra relayed that the proposal will be an asset to the neighborhood.
Mr. Tim Emerson said he had good dialog with the church but inquired how close was the trash
dumpster to the privacy fence to the west or south, which appeared closer to the current location.
Mr. Tom Talaga, 2218 Tamarack, asked when the completion of the 22,000 sq. foot area would be
completed and when the 10,000 sq. foot area would be completed.
In response to the above questions, Mr. Moore explained the tree will be removed for parking but
prior, he described how he had saved the tree when the Village was installing the public sidewalks
about 10 years ago. Regarding the landscape plan, he was open to speaking to a botanist about
planting more native trees. The location of the trash enclosure would have its own screening and
be located several feet from the south property line. Details followed. The timeframe for the
project was to begin as soon as possible in 2021 with an anticipated timeframe of 10 to 12 months
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for the initial construction. Finishing the second floor would depend on getting closer to the need
for it, which he estimated a year or two year after the completion of the building.
Chairman Rickard asked if the commissioners had further questions. None were voiced.
Development Planner Gabby Baldassari, reviewing her staff report, summarized the location of the
site under consideration and noted the two buildings that were currently on the property – a
residential structure along Inverness and the existing church along Belmont. Two parcels were
currently annexed into the Village as B2 General Retail Business while the other three parcels
were part of DuPage County. With the map amendment request, the entire five lots would be
consolidated into one parcel and rezoned into INP-1.
Existing conditions on the site, along with the surrounding area, were pointed out on the slide.
Curb cuts, sidewalk locations, and parking lot surface were noted. Elevations and height (30.5
feet) were referenced. Planner Baldassari relayed that the commissioners could direct the
petitioner to work with the village arborist in choosing suitable parkway trees. However, it was
noted that the plantings being proposed were on the village’s approved planting list. Staff felt the
proposal met the criteria, and Planner Baldassari referenced a draft motion in her report for
commissioners to use, if desired.
Chairman Rickard invited commissioners to further comment or voice questions. A question
regarding the parking being evaluated if the occupancy number increased over time was asked.
Planner Baldassari explained the possible evaluation pertained to the future build-out of the second
floor with a higher estimation of students. Should the student number be higher, there was a
section in the zoning ordinance that allowed for a shared parking calculation. Details of that
calculation were explained.
Asked if the zoning that was being requested had an impact on previous approvals this commission
has seen in recent months, pertaining to zoning maps or text amendments, than what was allowed
in the area as it related to marijuana dispensaries, Mr. Zawila indicated the distance was 1300 feet
but the amendment had not been finalized by the Village Council yet. It was also pointed out by
staff that the church and the school existed first and was considered with the Village’s review of
that ordinance. It was likely the distance would not change much.
Ms. Pam Bosco, stated she owned the property just west of the parking lot – 2099 Inverness
Road – which was the closest lot to the proposed lot. She expressed concern about the effects of
the development on her property as it relates to setbacks and her driveway. Chairman Rickard
explained to her the petitioner was not seeking any variance requests as to setbacks, height, etc.
and the items were within regulation. Per Ms. Bosco’s question regarding required distance from
her garage, Planner Baldassari responded that the distance on west property line was 24 feet which
exceeded the 20-foot requirement.
Ms. Bosco further asked if the impervious parking lot would take care of the drainage to which the
Chairman proceeded to explain how the paver system worked and further explained that the
commission was a recommending body and the plans were not final until the Village Council
approved them. Mr. Zawila asked that Ms. Bosco email him directly to respond to her questions.
In closing, Mr. Moore thanked the commission for its time.
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Chairman Rickard closed the public hearing and opened the meeting up to commissioner
deliberation.
Commissioner comments were supportive. Staff interjected and explained to commissioners that
one additional condition, as it relates to working with the village arborist on the parkway trees
(petitioner was agreeable to it), could be added to staff’s conditions, if desired. One commissioner
voiced her concern about the traffic study, the maximum capacity, and the difficulty for vehicles to
leave the church driving onto Belmont Road, especially during school hours. The Chairman was
supportive of the arborist and the petitioner both determining the appropriate parkway trees from
the approved planting list. It was mentioned by a commissioner that Belmont Avenue could be a
DuPage County Road and that the Village may not have much influence to get a traffic signal at
the nearby intersection, but it was a good recommendation. Another commissioner was not in
favor of a traffic signal due to other heavy traffic in the area.
The Chairman entertained a motion.
WITH RESPECT TO FILE 20-PLC-0014, AND BASED ON THE PETITIONER’S
SUBMITTAL, STAFF’S REPORT AND TESTIMONY PRESENTED, THE PETITIONER
HAS MET THE STANDARDS OF APPROVAL FOR REZONING, THE OCCUPANCY MAP
AMENDMENT, AND THE SPECIAL USE AS REQUIRED BY THE VILLAGE OF
DOWNERS GROVE’S ZONING ORDINANCE AND IS IN THE PUBLIC’S BEST
INTEREST. COMMISSIONER ROLLINS MADE A MOTION THAT THE PLAN
COMMISSION RECOMMEND TO THE VILLAGE COUNCIL APPOVAL OF THE
PETITION, SUBJECT TO THE FOLLOWING CONDITIONS.
1. THE PLANS SHALL SUBSTANTIALLY CONFORM TO THE STAFF REPORT
DATED DECEMBER 7, 2020, THE PLANS PREPARED BY RYNEAR AND SON
INC., DATED 6/22/20, AND MODIFIED 9/9/20, AND THE PLANS PREPARED BY
EXCEL ARCHITECTS, RECEIVED 10/7/20, EXCEPT AS SUCH PLANS MAY BE
MODIFIED TO CONFORM TO VILLAGE CODES AND ORDINANCES.
2. THE APPLICANT SHALL ADMINISTRATIVELY CONSOLIDATE THE FIVE
LOTS INTO ONE LOT OF RECORD AFTER THE ANNEXATION IS RECORDED
AND PRIOR TO BEING ISSUING A BUILDING PERMIT. EASEMENTS SHALL
BE PROVIDED IN ACCORDANCE WITH THE SUBDIVISION ORDINANCE.
3. A FEE FOR THE REMOVAL OF THE TREE WILL BE ASSESSED DURING THE
PERMITTING PROCESS. INITIAL ESTIMATES SHOW IT TO BE
APPROXIMATELY $4,000. THE APPLICANT IS RESPONSIBLE FOR THE
REMOVAL OF THE TREE AND ASSOCIATED COSTS.
4. APPLICANT MUST PROVIDE APPROVAL FROM THE DUPAGE COUNTY
DEPARTMENT OF TRANSPORTATION PRIOR TO BUILDING PERMIT
RELEASE.
5. THE BUILDING SHALL BE EQUIPPED WITH AN AUTOMATIC SUPPRESSION
SYSTEM AND AN AUTOMATIC AND MANUAL FIRE ALARM SYSTEM.
6. IN THE CASE THAT THE OCCUPANCY PROPOSED BY THE PETITIONER
INCREASES OVER TIME, THE MAXIMUM CAPACITY WILL BE LIMITED TO
WHAT IS ALLOWED BY THE SHARED PARKING CALCULATION
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METHODOLOGY PROVIDED IN THE VILLAGE OF DOWNERS GROVE
ZONING ORDINANCE AND/OR THE COMMUNITY DEVELOPMENT
DIRECTOR MAY REQUEST A PARKING STUDY THAT ENSURES PARKING
CAPACITY IS SUFFICIENT.
SECONDED BY COMMISSIONER JOHNSON. ROLL CALL:
AYE: ROLLINS, JOHNSON, BOYLE, DMYTRYSZYN, MAJAUSKAS, PATEL, TOTH,
RICKARD
NAY: NONE
MOTION PASSED. VOTE: 8-0
THE MEETING WAS ADJOURNED AT 8:20 P.M. ON MOTION BY MR. BOYLE,
SECONDED BY MR. DMYTRYSZYN. MOTION PASSED BY VOICE VOTE OF 8-0.
/s/

Celeste K. Weilandt
Recording Secretary
(As transcribed by MP-3 audio)
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VILLAGE OF DOWNERS GROVE

REPORT FOR THE PLAN COMMISSION
FEBRUARY 1, 2021 AGENDA
SUBJECT:

TYPE:

SUBMITTED BY:

20-PLC-0027
5801 Springside Avenue, Vacant

Zoning Map Amendment
(Upon Annexation)

Flora Ramirez, AICP
Development Planner

REQUEST

The petitioner is requesting a Zoning Ordinance Map Amendment to rezone the subject property from R-1,
Residential Detached House 1 to R-4, Residential Detached House 4, upon annexation, under VODG Section
28.12.030.

NOTICE

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

GENERAL INFORMATION
OWNERS/
PETITIONERS:

Charles W. & Sigrid P. Wiley
450 Warrenville Rd. Apt. 141
Lisle, IL 60532

PROPERTY INFORMATION
EXISTING ZONING:

R-4, Single Family Residence (DuPage County)
R-1, Residential Detached House 1 (upon annexation)
EXISTING LAND USE: Single Family Residential
PROPERTY SIZE:
25,700 square feet (0.59 acres)
PINS:
09-18-118-001

SURROUNDING ZONING AND LAND USES
ZONING
NORTH: R-4, Single Family Residence
SOUTH: R-4, Single Family Residence (DuPage County)
EAST: R-4, Single Family Residence
WEST: R-4, Single Family Residence (DuPage County)

FUTURE LAND USE
Single Family Detached
Single Family Detached
Single Family Detached
Single Family Detached

ANALYSIS
SUBMITTALS
This report is based on the following documents, which are on file with the Department of Community
Development:
1. Application/Petition for Public Hearing
2. Petition for Annexation
3. Plat of Annexation

20-PLC-0027, 5801 Springside Avenue, Zoning Map Amendment
February 1, 2021

4.
5.
6.
7.
8.
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Plat of Survey
Location Map
Project Narrative
Preliminary Engineering Plans
Preliminary Architectural Plans

PROPERTY DESCRIPTION
The approximate 25,700 square foot property, commonly known as 5801 Springside Avenue, consists of
one vacant parcel (PIN 09-18-118-001) located in unincorporated DuPage County at the southwest corner
of Jefferson Avenue and Downers Drive.
BACKGROUND INFORMATION
(NOT UNDER THE PURVIEW OF THE PLAN COMMISSION)
The petitioner wishes to annex the property into the Village and upon annexation construct a single family
house on the property. A building permit is required to ensure that the proposed single family house meets
all requirements of the Village’s building, stormwater and zoning ordinances.
Annexation
The petitioners wish to connect their proposed single family house to the Village’s water system. As such,
they have petitioned the Village for a voluntary annexation, as this property is contiguous to the Village’s
municipal boundary. Consideration of the annexation is considered solely by the Village Council. Per
Village policy, if an unincorporated property owner is requesting Village water, the property must be
annexed if it is contiguous to the municipal boundary and if it is within the Village’s planning boundary.
If the annexation is approved by the Village Council, the newly annexed property will be assigned the
default zoning classification of R-1, Residential Detached House 1.
Property Information
Approximately half of the lot is covered by a regulatory wetland. Wetlands are protected by both federal
and local regulations, governed by the U.S. Army Corps of Engineers, DuPage County, and the Village of
Downers Grove. The regulatory wetland has a buffer area of 50 feet in width as a standard requirement.
The buffer area surrounding the wetland helps protect and support the function of the wetland. The proposal
will need to minimize direct and indirect impacts to the wetland and wetland buffer.
The building permit application will include a wetland delineation and report. If these reports reveal the
proposal will cause a loss of function in the wetland or wetland buffer the property owner is responsible for
developing a mitigation plan. Mitigation efforts could include compensation through wetland restoration,
enhancement, or the creation of wetland functions that are lost on the converted wetland buffer during the
time of construction. The Village utilizes a wetland consultant to review the wetland delineation and report
to ensure compliance with local, state and federal laws.
In addition to the on-site wetland, a significant portion of the lot is delineated as a Localized Poor Drainage
Area (LPDA). The home will be placed in a portion of the LDPA, which the Village’s Stormwater
Ordinance permits, as long as the affected area is replaced and compensated, elsewhere on the site. Village
staff will review the proposed improvements to ensure these regulations are met.
Because the LPDA and wetland requirements are regulatory in nature they are reviewed by Village staff
and Village consultants at the time of building permit to ensure compliance with the Village’s ordinances.
The stormwater improvements are not associated with the rezoning request and are not under the purview
of the Plan Commission. For the petitioner to construct a single family house on the property, the petitioner
is required to construct the home in accordance with the Village’s building, zoning and stormwater
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ordinances including specific regulations regarding wetland mitigation. If the development meets the
stormwater ordinance regulations, the ordinance has deemed those improvements and their potential
impacts as acceptable and appropriate.
Property History
In 2019, community members approached the Village about purchasing the subject property in order to
maintain the property as an open lot, maintain the wetland and to potentially assist with stormwater
management in this area. The Village staff informally reviewed the request and recommended that the
Village not purchase the property. It was determined that the amount of additional storage that would likely
fit on the property would be relatively small, would be cumbersome to construct and would not likely have
a measurable positive impact on surrounding structures. It was also noted that because it is a mapped
wetland, the wetland regulations were likely sufficient to ensure that the wetland remains.
Conclusion
The annexation request and the regulatory review for compliance with the Village’s building, stormwater
and zoning ordinance are not under the purview of the Plan Commission. Although not subject to Plan
Commission review, the concept for the site plan and floor plan is attached to show that the petitioners
intend to construct a single family house on the property. These plans are provided for informational
purposes only.
PROJECT DESCRIPTION AND REQUEST BEFORE THE PLAN COMMISSION
(UNDER THE PURVIEW OF THE PLAN COMMISSION)
The petitioners are requesting to rezone the property to R-4, Residential Detached House 4 in order to
bring the property into the same zoning classification as the neighboring properties to the north and east.
This rezoning request is the only item before the Plan Commission for their review.
COMPLIANCE WITH THE COMPREHENSIVE PLAN
The Comprehensive Plan’s Residential Areas Plan identifies the property as part of the traditional grid type
of residential development. The Comprehensive Plan identifies the property as Single-Family Detached
Residential, and states that it should continue to be the predominant land-use in the Village. Additionally,
new infill development should be sensitive to local context.
With the request of the map amendment to reflect existing conditions in the neighborhood, the map
amendment helps ensure compatible bulk regulations and investment in quality housing stock. The
proposed map amendment from R-1 to R-4 will have no impact on the integrity of the existing development
patterns of this area. The proposed detached single family house is consistent with the land-use in the
immediate vicinity and is consistent with the Comprehensive Plan.
COMPLIANCE WITH THE ZONING ORDINANCE
The property will be automatically zoned to R-1, Single Family Detached House 1 zoning designation upon
annexation. Single family homes are permitted by-right uses in this district. The petitioner is proposing a
map amendment for the property to ensure the property is compatible with the existing zoning of properties
within the Village’s municipal boundary on both the north side of Jefferson Avenue and the east side of
Downers Drive.
NEIGHBORHOOD COMMENT
Notice was provided to all property owners 250 feet or less from the property lines in addition to posting
the public hearing notice signs and publishing the legal notice in Enterprise Newspaper, Inc. (The Bugle).
Staff received 10 requests to join the Plan Commission meeting virtually. Residents did not have concerns
related to the request for the map amendment. Instead residents expressed concern over wetland
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conservation, flood control, and the effects a raised water table on unincorporated properties on septic.
These concerns are not subject to the proposed map amendment request.
Although not germane to the map amendment request, staff explained that the building permit submission
would be required to meet the current building codes, the Village’s stormwater ordinance, and all necessary
wetland restoration and protection requirements.
STANDARDS OF APPROVAL
The petitioner is requesting a Zoning Ordinance Map Amendment to rezone the subject property from R1, Residential Detached House 1 to R-4, Residential Detached House 4, upon annexation. The Annexation
is considered solely by the Village Council. The review and approval criterion for the Zoning Map
Amendment 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 of a rezoning have been met
Section 28.12.030.I. Zoning Map Amendment Review and Approval Criteria
The decision to amend the zoning map is a matter of legislative discretion that is not controlled by any
single standard. In making recommendations and decisions about zoning map amendments, review and
decision-making bodies must consider at least the following factors:
1. The existing use and zoning of nearby property.
2. The extent to which the particular zoning restrictions affect property values.
3. The extent to which any diminution in property value is offset by an increase in the public health,
safety and welfare.
4. The suitability of the subject property for the zoned purposes.
5. The length of time that the subject property has been vacant as zoned, considering the context of
land development in the vicinity.
6. The value to the community of the proposed use.
7. The comprehensive plan.

DRAFT MOTION
Staff will provide a recommendation at the February 1, 2021 meeting. Please note that because this petition
is strictly a Map Amendment request, Illinois Statute does not allow additional conditions to be placed on
the Map Amendment request.
Should the Plan Commission find that the request meets the standards of approval for Map Amendments,
staff has prepared a draft motion that the Plan Commission may make for the approval of 20-PLC-0027:
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 Zoning Map Amendment, as
required by the Village of Downers Grove Zoning Ordinance and is in the public interest
and therefore, I move that the Plan Commission recommend to the Village Council
approval of 20-PLC-0027.

Staff Report Approved By:

20-PLC-0027, 5801 Springside Avenue, Zoning Map Amendment
February 1, 2021

_______________________
Stanley Popovich, AICP
Community Development Director
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The Department of Community Development, Mayor, and Village Council of the
Village of Downers Grove
801 Burlington Avenue
Downers Grove, Illinois 60515

To Whom It May Concern:
This cover letter will serve as the Project Summary for proposed property
development located at 5801 Springside Avenue in Downers Grove.

Project Summary

Project
Project Name:
Project Address;
PIN:

The Wiley Residence
5801 Springside Avenue, Downers Grove, IL 60516
0918118001

This Project Summary will describe the plans for developing the currently-vacant lot
located at 5801 Springside Avenue in Downers Grove, Illinois through the construction
of a single family house.
The !0.59-acre subject property is a vacant lot located in Unincorporated Downers
Grove, DuPage County, Illinois. Geographically, this is Lot 1 in Block 16 in Downers
Grove Gardens, a subdivision in Sections 7 and 18 Township 38 North, Range 10 East
of the Third Principal Meridian, according to the Plat thereof May 17, 1924 as per Document 177390, in DuPage County, Illinois.

Project Principals
Property Owners Charles W. & Sigrid P. Wiley
& Petitioners
450 Warrenville Road, Apt 141
Lisle, IL 60532
chuckwiley12@gmail.com
(971) 331-0024
sigrid.wiley@gmail.com
(503) 567-5717
Builder & Project Josh Osmer
Manager
Custom Home Builder
Wausau Homes
245 Genesis Way
North Aurora, IL 60542
osmerj@wausauhomes.com
(855) 928-7281

January 18, 2021
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Civil Engineer

Michael D. Cook, P.E.
President
Cook Engineering Group
Civil Engineering & Land Development Consulting
mcook@cookenggroup.com
(815) 577-1707

Environment
Consultant &
Botanist

Paul Bollinger, PWS
Bollinger Environmental, Inc.
4901 Forest Avenue, Suite C
Downers Grove, Illinois 60515
pbollinger@bollingerenvironmental.com
(630) 968-1960

Professional
Surveyor

Keith Bollinger IPLS
Prairie Land Survey Company
24043 West Oak Street
Unit 103
Plainfield, IL 60544
kbollinger@prairielandsurvey.com
(815) 341-0659

Legal
Counsel

Amy Olson
Keay & Costello P.C.
128 S. County Farm Road
Wheaton, IL 60187
amy@keaycostello.com
(630) 384-8340

Application Summary
The actions requested by the petitioners includes the following:
1) Annexation of said property into the Village of Downers Grove for the purpose of accessing water, sewer and other municipal services; such Annexation is required by the
Downers Grove Municipal Ordinance, Section 25.41, which requires properties contiguous to the Downers Grove Village boundaries to be annexed into Downers Grove if access to municipal water services is required for development purposes.
2) Approval of a request for re-zoning to R-4, in order to permit the development’s impervious surfaces to remain outside the property’s existing wetlands.
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3) Approval of the petitioner’s watershed mitigation efforts associated with the property
development, including the LDPA efforts required by Downers Grove*. The wetlands
mitigation efforts will, beyond the LDPA measures, include:

- the proportional replacement in the wetlands buffer zone of any trees and significant

vegetation removed during the building process, according to the standards imposed
by DuPage County’s Stormwater Management Department

- the building of the house with minimal direct or indirect impact on the property’s
wetlands, and

- the planting of various native habitat plants and trees to assist the wetlands’ water
retention and drainage capabilities.

* The LPDA elevation on the property has been determined to be 750.9. Any fill that will
be placed within the LPDA with the construction of the proposed residence will be
compensated at a minimum 1:1 ration in accordance with Section 26.1303 of the Downers Grove Village Municipal Code.

Attached Plans and Exhibits
The following building, site development and other plans & exhibits that are associated
with this Project and offer additional details required by the Village of Downers Grove
are included with this Project Summary as follows:
Appendix 1: PETITION FOR PLAN COMMISSION
Appendix 2: PROOF OF OWNERSHIP DOCUMENTS
Appendix 3: LEGAL REGISTERED SURVEYOR’S PLAT OF SURVEY & RELATED
PLAN DOCUMENTS & RENDERINGS
Appendix 4: REVIEW & APPROVAL CRITERIA ZONING MAP AMENDMENTS
Appendix 5: CERTIFICATION OF PUBLIC NOTICE INFORMATION AND LIST OF
SURROUNDING PROPERTY OWNERS
Appendix 6: ANNEXATION PLAT AND PETITION
Appendix 7: PREVIOUS YEAR TAX BILL
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Review and Approval Criteria ZONING

MAP

AMENDMENTS
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 28.12.030.I. Review and Approval Criteria (Zoning Map
Amendments - Rezonings)
The decision to amend the zoning map is a matter of legislative discretion that
is not controlled by any single standard. In making recommendations and
decisions about zoning map amendments, review and decision making bodies
must consider at least the following factors.
•

(1) The existing uses and zoning of nearby property.
Downers Grove Gardens is a residential subdivision in DuPage County, Illinois.
Bounded roughly by Belmont Avenue to the West, Maple Avenue to the North, 63rd
Street to the South and Durham Avenue to the East, the subdivision consists entirely of
residential neighborhoods, all of which are zoned R-4 in unincorporated DuPage County.

•

(2) The extent to which the particular zoning restrictions affect
property values.
Prior to its purchase by the current owners on 24 August 2020, the lot located at 5801
Springside Avenue in Downers Grove was previously owned by an elderly out-of-state
resident and was never developed. As a result, it took a significant time to sell (2016 to
2020 with a concomitant drop in the sales price from $170,000 to $15,000).
It appears as though the lot was never developed because of the various mitigation efforts
required to manage the wetlands that occupy approximately 2/3’s of the overall property
footprint. Previous efforts to delineate the wetlands are apparent, although there is no
evidence, either physical or otherwise, that any previous owners ever actively worked to
develop the property.
Annexation of the property from unincorporated DuPage County into the Village of
Downers Grove will significantly increase the value, and associated tax base, for the
property in question, and can be expected to indirectly contribute to an increase in the
value of nearby houses, by developing a vacant lot — currently without any
improvements or perimeter security —and filled with excess dead tree material that could
be a potential hazard for fire or other natural or human-created problems.

(3) The extent to which any diminution in property value is offset by
an increase in the public health, safety and welfare.
Development of the property at 5801 Springside Avenue in Downers Grove (currently
valued at only $15,000 based on the August 24,2020 sale price, will result in an increase
in the property value of the lot, not a diminution in value.

From clearing of dead organic material on the property (which currently represents a
hazard for fire and other potential natural or man-made causes), to mitigation efforts
related to the protection of wetlands portion of the property, to the building of a single
story, single family house within the footprint of the non-wetlands portion of the
property, everything is being done to ensure that the property is developed not only to the
Village’s and County’s development requirements, but to make sure that the house being
built fits the property, from both a visual as well as a public health, safety and welfare
standpoint.

•

(4) The suitability of the subject property for the zoned purposes.
As with all other properties in the surrounding neighborhood, a requested R-4 rezoning in
the Village of Downers Grove, will be appropriate for the intended use of the property
once permitted and developed - i.e., an owner-occupied, single family house of
approximately 2,000 square foot that will fit within the surrounding neighborhood, while
protecting the on-site Watershed with appropriate mitigation efforts required by DuPage
County and the Village of Downers Grove.

•

(5) The length of time that the subject property has been vacant as
zoned, considering the context of land development in the vicinity.
Downers Grove Gardens is a single family home subdivision built in the late 1950s and
1960s. The average house in the subdivision was built in 1970, although there is
evidence of new houses being built after the previous house was bought and torn down.
As there is no publicly-available record of the property in question ever having been
developed, the current vacant lot status has been in place as far back as the Plat dated
May 17, 1924 as per Document 177390, in DuPage County, Illinois that defines 5801
Springside Ave. as Lot 1 in Block 16 in Downers Grove Gardens.

•

(6) The value to the community of the proposed use.
The value to the community of the proposed development and use of the property at 5801
Springside Avenue in Downers Grove, Illinois will consist of three (3) main components:
1) The increase in the taxable base for the property, which currently stands at $33 per
year, payable to DuPage County as an unincorporated portion of Downers Grove.
Taxes for the developed property, which are currently unknown, can be expected to at
least equal the average tax of $5,200 per year in the subdivision.
In fact, with a larger lot size than average for the area (0.59 acres versus an average lot
size of 0.27 for the Downers Grove Gardens subdivision), the property once developed is

expected to generate annual tax revenues in excess of the current average per house level
in the Downers Grove Gardens area.
2) Removal of the existing substantial amount of dead organic material on the nonWetlands portion of the property will help minimize future risks, such as fire hazard.
Also, because the property will be owner occupied, the vacant lot will no longer be
available for dumping, or other nefarious human-caused activities which are currently
occurring based on evidence from the property.
3) Protection of the current Wetlands on the property, with mitigation efforts guided by
the Village of Downers Grove’s LPDA requirements, as well as those of DuPage County
and the US Army Corp of Engineers, where appropriate and relevant, will ensure that the
lot’s Wetlands remain viable and able to act as a water retention area for the area
immediately surrounding the property.

•

(7) The Comprehensive Plan.
The proposed development will have no impact on the Village of Downers Grove’s
Comprehensive Plan (adopted October 4, 2011 and Updated in 2017), nor will it be
impacted by the Comprehensive Plan given its focus and emphasis on Downers Grove’s
downtown area, which is approximately a mile from the 5801 Springside Avenue
property.
The proposed annexation and re-zoning of the property is consistent with the Village of
Downers Grove Comprehensive Plan and the Future Land Use Plan which denotes the
property as Single-Family Detached Residential.

Springside Ave.

PRELIMINARY SITEPLAN

Jefferson Ave.

PROJECT
SITE

Downers Dr.

59th Ave.

SITE LOCATION MAP

LEGEND

EXISTING

L=16.7
R=10.0 1'
0'

PROPOSED

FLARED END SECTION
STORM MANHOLE
STORM INLET
CATCH BASIN
FIRE HYDRANT
VALVE AND VAULT
VALVE BOX
B BOX
SANITARY MANHOLE
STREET LIGHT
STORM SEWER
WATERMAIN
SANITARY SEWER
CONTOUR
SILT FENCE
WOOD FENCE
ALUMINUM FENCE
OVERLAND FLOOD ROUTE

L=181.
92
R=870. '
25'

T/F - TOP OF FOUNDATION
F/F - FINISHED FLOOR ELEVATION
G/E - GARAGE ENTRY ELEVATION

PIN
09-18-118-001

104.54' R&M
S2°02'56"E

L=13
6.03'
R=88
9.50'

BENCHMARK
DUPAGE COUNTY BENCHMARK MF1251:
STATION IS LOCATED NEAR THE SOUTHWEST CORNER OF THE
INTERSECTION OF 63RD STREET AND DUNHAM ROAD. STATION
IS 145 FEET SOUTH OF THE CENTERLINE OF 63RD STREET AND
42 FEET WEST OF THE CENTERLINE OF DUNHAM ROAD.
MONUMENT IS AT STREET GRADE AND IS A STEEL ROD WITH AN
BERNSTEN LID AND PVC SLEEVE. THE MONUMENT IS ALSO
DUPAGE COUNTY BENCHMARK DGN 19002.
ELEVATION=745.59 (NAVD88)

LEGAL DESCRIPTION
LOT 1 IN BLOCK 16 IN DOWNERS GROVE GARDENS, A
SUBDIVISION IN SECTIONS 7 AND 18 TOWNSHIP 38 NORTH,
RANGE 10 EAST OF THE THIRD PRINCIPAL MERIDIAN,
ACCORDING TO THE PLAT THEREOF MAY 17, 1924 AS
DOCUMENT 177390, IN DUPAGE COUNTY, ILLINOIS

227.51' R&M
S88°04'09"W

NOTES:
1. EXISTING TOPOGRAPHICAL & BOUNDARY INFORMATION PROVIDED BY
PRAIRIE LAND SURVEY COMPANY, PER FIELD WORK COMPLETED 8/26/2020.

SITE AREA STATISTICS
TOTAL OWNERSHIP AREA:

PERVIOUS (GRASSED) AREA
IMPERVIOUS (BUILDING OVERHANG) AREA
IMPERVIOUS (PAVEMENT) AREA
IMPERVIOUS (DECK/STAIRS) AREA
TOTAL AREA
NET "NEW" IMPERVIOUS**
PERCENT IMPERVIOUS
PCBMP REQUIRED 1.25" * IMPERVIOUS AREA (BY
VILLAGE OF DOWNERS GROVE):
DETENTION VOLUME PROVIDED:
EXISTING DELINEATED WETLAND AREA

(800) 892-0123

**DECK / STAIRS OVER PERVIOUS SURFACES ARE
CALCULATED AS 60% IMPERVIOUS

25,005 SF
EXISTING
CONDITIONS
(SF)
25,005

0.574

EXISTING
CONDITIONS
(AC)

0
0
0
25,005
0.00%

326 CF
422 CF
14,657 SF

0.574
0.000
0.000
0.000
0.574

PROPOSED
CONDITIONS
(SF)
21,727
2,430

AC
PROPOSED
CONDITIONS
(AC)

519
329
25,005
3,146

0.499
0.056
0.012
0.008
0.574
0.072

20'

13.11%

0.007 AC-FT
0.010 AC-FT
0.336 AC
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PRELIMINARY ENGINEERING

1
2
3

L=16.7
R=10.0 1'
0'

4

L=181.
92
R=870. '
25'

749

TYPICAL DRIVEWAY
PAVEMENT SECTION (HMA)

L=13
6.03'
R=88
9.50'

#5801
T/F=755.50
G/E=755.00
F/F=756.44

N.T.S.

104.54' R&M
S2°02'56"E

Elevations Table

WOOD
DECK

Number

Minimum Elevation

1

Maximum Elevation

Area

-2.87

-2.00

371.90

2

-2.00

-1.25

599.54

3

-1.25

-0.50

4

-0.50

0.00

416.07

5

0.00

0.50

1222.01

6

0.50

1.25

1007.40

7

1.25

1.69

304.52

Color

609.93

754

227.51' R&M
S88°04'09"W

INFILTRATION RAIN GARDEN NOTES
1.PLANT RAIN GARDEN WITH NATIVE PLANTS CONSISTING OF THE FOLLOWING
MIXTURE OF SPECIES,
1.1. PRAIRIE VIOLET, SPIDERWORT, YELLOW CORNFLOWER, BLACK-EYED
SUSAN, PURPLE CORNFLOWER AND NEW ENGLAND ASTER.
2.BUILD AND VEGETATE RAIN GARDEN AS EARLY AS POSSIBLE TO ESTABLISH
PLANTINGS BEFORE DIRECTING STORMWATER RUNOFF TO IT OR DIVERT
STORMWATER AROUND FACILITY. PREFERABLY THIS PERIOD WOULD LAST A
MINIMUM OF THREE (3) MONTHS OR PER LANDSCAPE CONTRACTOR
GUIDELINES.
3.INFILTRATION AREAS (THE AREA OF THE RAIN GARDEN AS DEFINED BY THE
TOP OF ELEVATION OF THE FACILITY) SHALL BE FENCED OFF FROM THE FIRST
DAY OF EARTH MOVING UNTIL PROJECT COMPLETION TO PREVENT
COMPACTION OF THE SUBGRADE, DIRT TRACKING ONTO ANY LAYER OF THE
FACILITY, AND STOCKPILING OF CONSTRUCTION MATERIALS THAT MAY CLOG
THE SURFACE.
4.DURING EXCAVATION OF NATIVE SOILS TO THE BOTTOM OF THE FACILITY,
RAINFALL MAY CAUSE FINES TO THE CLOG THE SURFACE OF THE FACILITY. IF
THIS OCCURS DURING CONSTRUCTION, HAND RAKE THE SURFACE TO A
DEPTH OF 3 INCHES TO RESTORE INFILTRATION CAPACITY.

20'

5.CALL DESIGN CIVIL ENGINEER 48 HOURS IN ADVANCE OF CONSTRUCTING THIS
FACILITY SO CONSTRUCTION OBSERVATION MAY BE PERFORMED TO IDENTIFY
VARIATIONS IN THE FIELD THAT MAY AFFECT DESIGN AND VERIFY PROPER
CONSTRUCTION.

POST-CONSTRUCTION BMP
INFILTRATION RAIN GARDEN
(800) 892-0123

LPDA (750.9) CUT-FILL CALCULATIONS
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1/19/2021

The Village of Downers Grove Mail - Zoom for zoning mtg

Jason Zawila <jzawila@downers.us>

Zoom for zoning mtg
1 message
Katrina <
>
To: "jzawila@downers.us" <jzawila@downers.us>

Sun, Jan 17, 2021 at 4:03 PM

Hello. I am interested in listening to the zoom call for zoning discussion for 20-PLC-0027 on Feb 1. I wasn’t sure if I had to
rsvp to just zoom in or if I plan on speaking. Can you please clarify?
Thank you.
Katrina Roeser
-Katrina Roeser
Sent from Gmail mobile

https://mail.google.com/mail/u/0?ik=f155147273&view=pt&search=all&permthid=thread-f%3A1689173097790551278&simpl=msg-f%3A16891730977…
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1/19/2021

The Village of Downers Grove Mail - 5801 Springside Dr

Jason Zawila <jzawila@downers.us>

5801 Springside Dr
1 message
Liz Pelloso
To: jzawila@downers.us

Tue, Jan 19, 2021 at 8:44 AM

JasonI'd like more information on File 20-PLC-0027, including the existing site survey, the wetland delineation, the proposed
plans, and any information on how the County has, or has not, been involved. I'd also like the information for the Zoom
meeting.
ThanksLiz Pelloso

https://mail.google.com/mail/u/0?ik=f155147273&view=pt&search=all&permthid=thread-f%3A1689326687017543862&simpl=msg-f%3A16893266870…
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1/19/2021

The Village of Downers Grove Mail - 5801 Springside

Jason Zawila <jzawila@downers.us>

5801 Springside
1 message
Jessica Lynch
To: "jzawila@downers.us" <jzawila@downers.us>

Sat, Jan 16, 2021 at 2:54 PM

Hi Jason,
I would like to participate in the meeting to rezone and annex 5801 Springside Downers Grove. I live at
and our block has a very terrible flooding problem due to a shallow water table in addition to septic which is not ideal and
could be exacerbated by land development.
Do you plan on having staff from the county who are aware of this, in addition to those in the village, attend the meeting to
discuss how construction on this property will impact the drainage on the surrounding properties?
We would all be interested in learning about plans the developer, village and county are making to prevent issues of this
nature even if unintended as a result of the construction.
Thank you for your help, I look forward to participating in this meeting.
Jessica Lynch

https://mail.google.com/mail/u/0?ik=f155147273&view=pt&search=all&permthid=thread-f%3A1689078100262625333&simpl=msg-f%3A16890781002…
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The Village of Downers Grove Mail - Plan Commission Meeting 2/1/21

Jason Zawila <jzawila@downers.us>

Plan Commission Meeting 2/1/21
1 message
Claudia Kappel
>
To: "jzawila@downers.us" <jzawila@downers.us>

Sat, Jan 16, 2021 at 9:35 AM

I plan to attend the 7 pm meeting on 2/1/21. I've lived at
(kitty corner from the
property) since 1992. This is a VERY LOW spot and floods during any heavy rain. We need all the
wetland we can get. Adding homes here is a terrible idea.
Claudia Kappel

https://mail.google.com/mail/u/0?ik=f155147273&view=pt&search=all&permthid=thread-f%3A1689058159529056239&simpl=msg-f%3A16890581595…
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1/27/2021

The Village of Downers Grove Mail - Zoom for zoning mtg

Jason Zawila <jzawila@downers.us>

Zoom for zoning mtg
1 message
Katrina
>
To: "jzawila@downers.us" <jzawila@downers.us>

Sun, Jan 17, 2021 at 4:03 PM

Hello. I am interested in listening to the zoom call for zoning discussion for 20-PLC-0027 on Feb 1. I wasn’t sure if I had to
rsvp to just zoom in or if I plan on speaking. Can you please clarify?
Thank you.
Katrina Roeser
-Katrina Roeser
Sent from Gmail mobile

https://mail.google.com/mail/u/0?ik=f155147273&view=pt&search=all&permthid=thread-f%3A1689173097790551278&simpl=msg-f%3A16891730977…
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