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VILLAGE OF DOWNERS GROVE 

REPORT FOR THE VILLAGE COUNCIL MEETING 
FEBRUARY 15, 2011 AGENDA 

 
SUBJECT:                        TYPE:                    SUBMITTED BY: 

 
 
Special Use for a Hotel - 
936 Warren Avenue 

           Resolution 
         Ordinance   
            Motion 
            Discussion Only 

 
 
Tom Dabareiner, AICP 
Community Development Director 

 
SYNOPSIS 
An ordinance has been prepared to grant a special use permit to allow the existing hotel at 936 Warren 
Avenue to increase the number of hotel rooms from 42 to 54.  
 
STRATEGIC PLAN ALIGNMENT 
The Strategic Goals for 2011-2018 included Strong, Diverse Local Economy.  
 
FISCAL IMPACT 
N/A 
 
 
 
 
 
 

UPDATE & RECOMMENDATION 
This item was discussed at the February 8, 2011 Council meeting. Staff recommends approval on 
the February 15, 2011 active agenda.  

 
BACKGROUND 
The petitioner is requesting a special use to expand the number of rooms in an existing hotel at 936 Warren 
Avenue – the Tivoli Hotel. The property is located at the northeast corner of Warren Avenue and Highland 
Avenue. The property is zoned DB, Downtown Business. The hotel has existed at this location for many 
years and hotels are allowable Special Uses in the Downtown Business (DB) zoning district.  
 
In 2005, when the Village rezoned the downtown, the subject property was placed in the Downtown 
Business (DB) District. As mentioned above, hotels are special uses in this zoning district. Because this 
project seeks to expand the number of rooms, a special use is required. 
 
The existing hotel has 42 rooms – two of these rooms are larger apartments. The applicant is proposing to 
remodel the apartments into 14 hotel rooms and a maid’s closet. Upon completion there will be a total of 54 
hotel rooms. No major exterior renovations or site changes are proposed as part of this project.  
 
The Plan Commission considered the petition at their January 3, 2011 meeting and found that the request 
met the standards for approval (Section 28.1902 of the Zoning Ordinance). The hotel has existed on site for 
many years and increasing the total room count from 42 to 54 will have a minimal impact to the current use 
of the property. There will be minimal impacts to traffic flow and parking in this section of the Downtown 
as a result of the expansion. The use at this location would be consistent with the existing uses in the 



vicinity and would not have a negative impact on the other retail and service uses in the Downtown. The 
Commission recommended unanimous approval of the special use request. Staff concurs with the Plan 
Commission’s recommendation 
 
ATTACHMENTS 
Aerial Map 
Ordinance 
Staff Report with attachments dated January 3, 2011 
Draft Minutes of the Plan Commission Hearing dated January 3, 2011 
 



V I L L A G E    O F   D O W N E R S   G R O V E

C O U N C I L   A C T I O N   S U M M A R Y

INITIATED:                      Applicant                      DATE:         February 15, 2011            
                    (Name)

RECOMMENDATION FROM:                                                     FILE REF:      PC-05-11          
(Board or Department)

NATURE OF ACTION:

 X   Ordinance   

    Resolution 

    Motion 

     Other  

STEPS NEEDED TO IMPLEMENT ACTION:

Motion to Adopt “AN ORDINANCE AUTHORIZING
A SPECIAL USE TO PERMIT EXPANSION TO AN
EXISTING HOTEL AT 936 WARREN AVENUE”, as
presented. 

SUMMARY OF ITEM:

Adoption of the attached ordinance will authorize a special use to permit expansion to an existing
hotel at 936 Warren Avenue. 

RECORD OF ACTION TAKEN:
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Special Use-936 Warren
PC- 05-11

ORDINANCE NO. ________

AN ORDINANCE AUTHORIZING A SPECIAL USE 
TO PERMIT EXPANSION TO AN EXISTING HOTEL AT 936 WARREN AVENUE

WHEREAS, the following described property, to wit:

Lot 1 (except the north 16.50 feet thereof) and Lot 2 (except the north 16.50 feet and except the east
50.00 feet thereof) in Beardsley’s Addition to the town of Downers Grove, being a subdivision of part
of the northwest ¼ of Section 8, Township 38 north, Range 11, east of the Third Principal Meridian,
according to the plat thereof recorded June 16, 1868 as Document 9654, in DuPage County, Illinois.

Commonly known as 936 Warren Avenue, Downers Grove, IL (PIN 09-08-124-001).  

(hereinafter referred to as the "Property") is presently zoned "DB - Downtown Business District" under the
Comprehensive Zoning Ordinance of the Village of Downers Grove; and 

WHEREAS, the owner of the Property has filed with the Plan Commission, a written petition
conforming to the requirements of the Zoning Ordinance, requesting that a Special Use per Section 28.610(d) 
of the Zoning Ordinance be granted to permit an expansion to the existing hotel use; and, 

WHEREAS, such petition was referred to the Plan Commission of the Village of Downers Grove, and
said Plan Commission has given the required public notice, has conducted a public hearing respecting said
petition and has made its findings and recommendations, all in accordance with the statutes of the State of
Illinois and the ordinances of the Village of Downers Grove; and, 

WHEREAS, the Plan Commission has recommended approval of the requested Special Use, subject to
certain conditions; and,

WHEREAS, the Village Council finds that the evidence presented in support of said petition, as stated
in the aforesaid findings and recommendations of the Plan Commission, is such as to establish the following:

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

2. The proposed use will not, under the circumstances of the particular case, be detrimental to the
health, safety, morals, or general welfare of persons residing or working in the vicinity or
injurious to property values or improvements in the vicinity.

3. The proposed use will comply with the regulations specified in this Zoning Ordinance for the
district in which the proposed use is to be located.

4. The proposed use is one of the special uses specifically listed for the district in which it is to be
located and, if approved with restrictions as set forth in this ordinance, will comply with the
provisions of the Downers Grove Zoning Ordinance regulating this Special Use.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove, in DuPage
County, Illinois, as follows:
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SECTION 1.  That a Special Use of the Property is hereby granted to permit an expansion to the
existing hotel use within the DB zoning district. 

SECTION 2.  This approval is subject to the following conditions:   

1. The Special Use shall substantially conform to the plat of survey prepared by Joseph M. DeCraene and
dated November 3, 2009; the site plan prepared by K. Peterson Associates and dated December 13,
2010 and the architectural plans prepared by K. Peterson Associates and dated November 21, 2000
attached to the staff report dated January 3, 2011 except as such plan may be modified to conform to
Village Codes and Ordinances.

2. A new permit for the proposed work shall be obtained prior to the commencement of construction. 
Construction plans shall be prepared to conform to the Village’s current Building, Fire and Life Safety
Codes.

SECTION 3.  The above conditions are hereby made part of the terms under which the Special Use is
granted.   Violation of any or all of such conditions shall be deemed a violation of the Village of Downers
Grove Zoning Ordinance, the penalty for which may include, but is not limited to, a fine and or revocation of
the Special Use granted herein.  

SECTION 4.  That all ordinances or parts of ordinances in conflict with the provisions of this
ordinance are hereby repealed.

                                                                        
Mayor

Passed:
Published:
Attest:                                                               

Village Clerk
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VILLAGE OF DOWNERS GROVE OWNERS GROVE 
REPORT FOR THE PLAN COMMISSION REPORT FOR THE PLAN COMMISSION 

JANUARY 3, 2011 AGENDA JANUARY 3, 2011 AGENDA 
  

  
SUBJECT:                                            SUBJECT:                                            TYPE:                                      TYPE:                                      SUBMITTED BY: SUBMITTED BY: 

 
 
PC-05-11  
936 Warren Avenue 

 
Special Use to permit expansion of 
an existing hotel in the Downtown 
Business (DB) zoning district  

 
 
Jeff O’Brien, AICP 
Planning Manager 

 
REQUEST 
The petitioner is requesting approval of a special use to permit expansion of an existing hotel at 936 Warren 
Avenue in the Downtown Business (DB) zoning district. 

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

OWNER: 603-635 Rogers LLC 
 Willis Johnson, Manager 
 603 Rogers Street 
 Downers Grove, IL 60515  
 
APPLICANT: Tivoli Enterprises, Inc. 
 603 Rogers Street 
 Downers Grove, IL 60515 

   
PROPERTY INFORMATION 
 

EXISTING ZONING: DB, Downtown Business 
EXISTING LAND USE: Commercial 
PROPERTY SIZE: 52,949 square feet (1.21 acres)   
PIN:   09-08-124-001 

 
SURROUNDING ZONING AND LAND USES 

  ZONING    FUTURE LAND USE 
North: R-6, Multiple-Family Residence Residential (11-25 dwellings/acre) 
South: DB, Downtown Business  Commercial 
East: DB, Downtown Business  Commercial 
West: DB, Downtown Business  Commercial 
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ANALYSIS 
 
SUBMITTALS 
This report is based on the following documents, which are on file with the Department of Community 
Development: 
 

1. Application/Petition for Public Hearing 
2. Project Summary 
3. Plat of Survey 
4. Site Plan 
5. Building Floor Plans/Elevations 

 
PROJECT DESCRIPTION 
The petitioner is requesting a Special Use to expand the number of rooms in an existing hotel at 936 
Warren Avenue – the Tivoli Hotel.  The property is located at the northeast corner of Warren Avenue and 
Highland Avenue.  The property is zoned DB, Downtown Business.  A hotel is an allowable Special Use 
in the Downtown Business (DB) zoning district.   
 
The owner, Tivoli Enterprises, Inc., has been making improvements to the facility at the northeast corner 
of Warren Avenue and Highland Avenue since 2000.  The original project included remodeling the 
interior of the building to expand the number of rooms at the hotel.  When the project originally began, 
the property was zoned B-2 and was in the Concentrated Business Overlay District.  This zoning 
designation listed hotels as permitted uses.  As such, the original building permit to complete the 
remodeling was granted without additional zoning review from the Village Council.     
 
Only a portion of the project was completed before the permit expired.  In 2005, the Village rezoned the 
entire Downtown Neighborhood.  The subject property was placed in the Downtown Business (DB) 
District.  As mentioned above, hotels are special uses in this zoning district.  Because this project seeks to 
expand the number of rooms, a special use is required before the permits can be renewed. 
 
There were 39 rooms (10 on the second floor and 29 on the third floor) when the project began.  In 
addition to the 39 hotel rooms, there are 3 apartments available for rent on the second floor.  These 
apartments will be re-configured into 14 hotel rooms and a maid’s closet.  Upon completion there will be 
a total of 54 hotel rooms.  No major exterior renovations or site changes are proposed as part of this 
project.   
 
COMPLIANCE WITH FUTURE LAND USE PLAN 
The Future Land Use Plan designates the site as Commercial.  The hotel has existed on the property since 
1928.  Staff believes an increase in the number of rooms will not impact the land use characteristics of the 
Downtown.  As such, staff believes the proposal is consistent with the Future Land Use Plan and 
Downtown Master Plan. 
 
COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned DB, Downtown Business. Hotels are allowable special uses in the DB zoning 
district.  The applicant is proposing to remodel the interior of the building to increase the number of 
rooms from 42 to 54.  Due to the increased number of rooms, the project requires a special use prior to 
continuing.  There are no changes to the site or the exterior of the building.  The building will continue to 
conform to the height and setback requirements for the DB district.  
 
Commercial uses are not required to provide any on-site parking in the DB district.  However, the 
additional rooms may have a minor impact on the public parking system.  The property contains 58 on-
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site parking spaces that serve the Tivoli Building.  Because the rooms are single-occupancy, the on-site 
parking will accommodate the hotel’s guests.  The building’s other uses can be accommodated with a 
combination of on-site parking, on-street parking and the commuter lot on the south side of Warren 
Avenue.  The Tivoli Building typically needs the most parking during the evening and week-end hours, 
which are the off-peak hours for the public parking system.  As such, staff believes the increased number 
of rooms will not have a significant impact of the supply of parking in the area.  
 
ENGINEERING/PUBLIC IMPROVEMENTS 
There are no engineering or public improvements proposed by this petition.   
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division of the Fire Department has reviewed the proposed plans and has not noted 
any life safety concerns with the proposed use.  Any new work will be required to conform to the current 
building, fire and life safety regulations. 
 
NEIGHBORHOOD COMMENT 
At this time, staff has not received any written neighborhood comment regarding the petition. 
 
FINDINGS OF FACT 
Staff believes the standards for a Special Use, as shown below, have been met.  The hotel has existed on 
site for many years.  Increasing the total room count from 42 to 54 will have a minimal impact to the 
current use of the property and will not adversely impact surrounding property owners.  The use will 
contribute to the general welfare of the community.  The development will not be detrimental to the 
health, safety, morals, general welfare or property values in the vicinity.  The proposed development 
complies with the regulations of the DB zoning district.  The requested Special Use is listed as an 
allowable Special Uses in Section 28.610(d) of the Zoning Ordinance.    
 
Section 28.1902 Standards for Approval of Special Uses 
The Village Council may authorize a special use by ordinance provided that the proposed Special Use is 
consistent and in substantial compliance with all Village Council policies and land use plans, including but 
not limited to the Comprehensive Plan, the Future Land Use Plan and Master Plans and the evidence 
presented is such as to establish the following: 
 
(a) That the proposed use at that particular location requested is necessary or desirable to provide a service 

or a facility which is in the interest of public convenience and will contribute to the general welfare of the 
neighborhood or community. 

(b) That such use will not, under the circumstances of the particular case, be detrimental to the health, 
safety, morals, or general welfare of persons residing or working in the vicinity or injurious to property 
values or improvements in the vicinity. 

(c) That the proposed use will comply with the regulations specified in this Zoning Ordinance for the district 
in which the proposed use is to be located or will comply with any variation(s) authorized pursuant to 
Section 28-1802. 

(d) That it is one of the special uses specifically listed for the district in which it is to be located.   
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RECOMMENDATIONS 
 

The proposed Special Use is compatible with surrounding zoning and land use classifications. Based on 
the findings listed above, staff recommends the Plan Commission make a positive recommendation to the 
Village Council regarding this petition subject to the following conditions:    
 

1. The Special Use shall substantially conform to the plat of survey prepared by Joseph M. 
DeCraene and dated November 3, 2009; the site plan prepared by K. Peterson Associates and 
dated December 13, 2010 and the architectural plans prepared by K. Peterson Associates and 
dated November 21, 2000 attached to this report except as such plan may be modified to conform 
to Village Codes and Ordinances. 

2. A new permit for the proposed work shall be obtained prior to the commencement of 
construction.  Construction plans shall be prepared to conform to the Village’s current Building, 
Fire and Life Safety Codes. 

 
 

Staff Report Approved By: 
 

___________________________ 
Tom Dabareiner, AICP 
Director of Community Development  
 
TD:jwo 
-att 
 
P:\P&CD\PROJECTS\PLAN COMMISSION\2011 PC Petition Files\PC-05-11 936 Warren Ave - Tivoli Hotel\Staff Report PC-05-11.doc 

























File PC-05-11  A petition seeking a special use to expand an existing hotel in the 
Downtown Business (DB) District.  The property is located at the northeast corner of 
Warren Avenue and Highland Avenue and is commonly known as 936 Warren Avenue, 
Downers Grove,  Illinois (PIN’s 09-08-124-001); Tivoli Enterprises, Petitioner and 
Owner 
 
Chairman Jirik swore in those individuals who would be speaking on File PC-05-11.   
 
Mr. O’Brien, reported that the proposal is an expansion for the Tivoli Hotel located at the 
northeast corner of Highland and Warren Avenues.  A background followed on some of 
the improvements made to the building, including a permitted build-out of the hotel in 
2000.  In 2005, Mr. O’Brien reported the entire downtown was re-zoned from B-2 to the 
DB Downtown Business District.  The new zoning district changed the classification for 
hotel uses.  The B-2 zoning classified hotels as permitted uses.  The DB district classifies 
hotels as special uses.  Therefore any expansion would require review and approval of the 
Village Council and the Plan Commission.  A noted in late November 2010, the owner 
made a request to expand the number of rooms per the original proposal.  However, upon 
review of that proposal staff found that the original renovation permits had expired.  
After consulting with the Village Attorney, staff determined a special use permit would 
be required before the number of hotel rooms could be expanded.   
 
Mr. O’Brien indicated he wanted to provide this background for the Plan Commission 
and members of the public prior to getting into the specifics of the request.  He noted the 
request would be limited to interior renovations.  These renovations would remodel three 
existing apartments into hotel rooms.  This area would be reconfigured into 14 hotel 
rooms and a storage closet.  The change would produce a net gain of 12 rooms and bring 
the total number of rooms to 54.    
 
Mr. O’Brien explained that within the DB Downtown Business District, there was no 
requirement to provide parking spaces; however, as a special use the Village had ability 
to make sure the use would not over-burden the existing parking system.  He noted the 
property had 58 parking spaces on-site, which accommodated the proposed hotel rooms.  
He went on to state there were no life safety issues existed.  It was staff’s opinion that the 
project complied with the special use standards in the village’s zoning ordinance.  Mr. 
O’Brien stated the proposed use would not detrimentally affect the health, safety and 
welfare of the residents nor decrease property values.  As such, staff recommended the 
Plan Commission forward a positive recommendation with the conditions listed in its 
staff report. 
 
Petitioner, Willis Johnson, 603 Rogers Street, Downers Grove, summarized that he is the 
property manager and purchased the property in 1976.  He summarized the renovations 
that took place over the years.  Mr. Johnson noted that the business is there for a hotel 
and there is usually a waiting list for rooms.  He would like to expand the interior.  He 
appreciated staff’s summarization. 
 
No questions followed by the commissioners. 



 
Chairman Jirik opened up the meeting to public comment.  No comments were received.  
As such, the Chairman closed public comment. 
 
Mr. Johnson had no closing statement. 
 
Mr. Cozzo noted in his opinion that all standards for approval have been met. 
 
WITH RESPECT TO FILE PC-05-11, MR. MATEJCZYK MADE A MOTION 
THAT THE PLAN COMMISSION FORWARD A POSITIVE 
RECOMMENDATION TO THE VILLAGE COUNCIL TO GRANT A SPECIAL 
USE FOR EXPANSION OF AN EXISTING HOTEL IN THE DOWNTOWN 
BUSINESS (DB) DISTRICT, SUBJECT TO THE FOLLOWING CONDITIONS:    
 

1. THE SPECIAL USE SHALL SUBSTANTIALLY CONFORM TO THE 
PLAT OF SURVEY PREPARED BY JOSEPH M. DECRAENE AND 
DATED NOVEMBER 3, 2009; THE SITE PLAN PREPARED BY K. 
PETERSON ASSOCIATES AND DATED DECEMBER 13, 2010 AND THE 
ARCHITECTURAL PLANS PREPARED BY K. PETERSON 
ASSOCIATES AND DATED NOVEMBER 21, 2000 ATTACHED TO THIS 
REPORT EXCEPT AS SUCH PLAN MAY BE MODIFIED TO CONFORM 
TO VILLAGE CODES AND ORDINANCES. 

2. A NEW PERMIT FOR THE PROPOSED WORK SHALL BE OBTAINED 
PRIOR TO THE COMMENCEMENT OF CONSTRUCTION.  
CONSTRUCTION PLANS SHALL BE PREPARED TO CONFORM TO 
THE VILLAGE’S CURRENT BUILDING, FIRE AND LIFE SAFETY 
CODES. 

 
SECONDED BY MR. WEBSTER. ROLL CALL:  
 
AYE: MR. MATEJCZYK, MR. WEBSTER, MR. BEGGS, MR. COZZO, 

MRS. HAMERNIK, MR. QUIRK, MRS. RABATAH, CHAIRMAN JIRIK 
NAY: NONE 
 
MOTION CARRIED.  VOTE:  8-0 
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