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VILLAGE OF DOWNERS GROVE
REPORT FOR THE VILLAGE COUNCIL MEETING
OCTOBER 28, 2008 AGENDA

SUBJECT: TYPE: SUBMITTED BY:
Fairview Village - Rezoning Resolution

and Preliminary Planned v" Ordinances

Development Amendment Motion Tom Dabareiner, AICP

(west side of Fairview Avenue) Discussion Only | Community Development Director

SYNOPSIS

A Preliminary Planned Development Amendment to Planned Development #32 has been prepared for the
seven parcels of Green Acres Subdivision. An ordinance has been prepared to change the zoning of seven
residential parcels within the Green Acres Subdivision from R-3 (Single Family Residential) to R-5A
(Townhouse Residential).

STRATEGIC PLAN ALIGNMENT

The Five Year Plan and Goals for 2007-2012 identified Preservation of the Residential and Neighborhood
Character. Supporting these goals are the objectives Tolerance of Neighborhood Private Redevelopment
and Continuing Reinvestment in the Neighborhoods.

FISCAL IMPACT
N/A.

RECOMMENDATION
Approval on the November 4, 2008 active agenda per the Plan Commission’s recommendation.

BACKGROUND

Fairview Village proposes to expand its campus to a 2.9 acre parcel surrounding Lynn Gremer Court along
Fairview Avenue. The parcel contains seven lots within the eastern portion of the Green Acres Subdivision.
The petitioner requests a Preliminary Planned Development Amendment to be included within the existing
Planned Development #32 and a rezoning to change the zoning from R-3, Single Family Residential to R-
5A, Townhouse Residential to be consistent with the existing Planned Development #32 zoning. The
petitioner requests only preliminary approval of the land use and site plan at this time. Final building,
engineering and site plans, a Plat of Vacation for Lynn Gremer Court, and a Plat of Subdivision will be
required to come back to the Plan Commission and Village Council for approval of a final planned
development amendment.

Zoning Table
Zoning Requirements Required Proposed Proposed
(Oct 2007) (Aug 2008)
Front Yard Setback (East) 25' 30' 30'
Side Yard Setback (North) 47" 30’ 47
Side Yard Setback (South) 47" 30’ 47
Rear Yard Setback (West) 20' 20’ 40'
Building Height 35’ 37'-6" 24'-6"
Lot Coverage 32% 29.0% 29%

Lot Area

3-bedroom unit

3,000 sf / unit

3,959 sf / unit

3,959 sf / unit

Floor Area Ratio

0.8

0.59

0.59

Parking

40

98

96

Open Space

40%

56%

63%




Traffic Table

Morning Evening Trips Per % increase to average daily

Peak Trips | Peak Trips Day traffic on Fairview Avenue
Approved Single Family 5 7 67 0.05
Proposed Senior Independent Living 3 4 111 0.08

Site Plan

The petitioner proposes to construct four two-story apartment buildings which would each contain eight
independent living units. The existing single family house would be converted into primarily a clubhouse
with a small office. The petitioner revised their original August 2007 site plan to increase building setbacks
from the adjacent single family residences. The setback from the north and south property lines is 47 feet,
while the closest point along the western property line is 40 feet. The proposal meets all the bulk
requirements of the Zoning Ordinance for the proposed R-5A district, including building height and
setbacks, parking and open green space.

Attached is a process and timeline summary for the development. During that process the Village Council
charged the Plan Commission with thoroughly reviewing the project with respect to all aspects of the
project, including:

= home values

= appropriate use of the land

= stormwater management

= traffic

These four topics are summarized below:

Property Values

Surrounding neighbors expressed concern about the impact the proposed development would have on
surrounding property values. To address this concern, Fairview Village contracted with Tracy Cross &
Associates, Inc. (TCA) to prepare a study on how property values would be affected. TCA completed an
analysis of the market potential for residential development in February 2008 which provided an assessment
of the potential impact of the proposed Auxiliary Campus upon local property values. Staff requested
additional information from the petitioner to further clarify the report’s findings. TCA provided a second
study in August 2008 which more closely examined property values adjacent to senior living facilities and
multi-family developments adjacent to single family developments over time. The additional information,
submitted in August 2008, confirmed TCA’s initial assessment that the rezoning “will not impair or
negatively impact single family property values in the immediate vicinity.” Both the February and August
reports are provided in the attached Staff Report.

To verify the TCA results, staff researched the issue of property values through the American Planning
Association (APA). The APA had no report or data relating specifically to the impact of senior living
facilities. The APA did have five studies which examined the issue of property values in cases where multi-
family residential was constructed in a single-family neighborhood. Only one study from the MIT Center
for Real Estate provided background information and data within the available report. The MIT study
examined the impact of introducing a large-scale, mixed-income, multi-family rental development with an
affordable housing component into a neighborhood of single-family houses over a period of time from 1983
through 2003.)  The authors found that large, dense, multi-family rental developments with affordable

! Pollakowski, Henry O. et al., Effects of Mixed-Income Multi-Family Rental Housing Developments on Single-Family Housing
Values. MIT Center for Real Estate, April 2005.



housing components do not negatively impact the sales price of nearby single family homes.? Additional
information pertaining to the MIT study can be found in the Staff Report.

Appropriate Use of the Land

The surrounding residents expressed concerns about the proposed multiple-family development encroaching
into their single-family neighborhood and whether the proposed encroachment was compatible with the
Future Land Use Plan. The Auxiliary Campus property is currently designated as Residential 0-6 dwelling
units per acre in the Future Land Use Plan. The proposed development would create a density of 11
dwelling units per acre. The proposal is not consistent with the Future Land Use Plan. However, the
proposal is consistent with the multi-family developments currently in-place along Fairview Avenue
between 63" Street and 75" Street. There exists already a townhouse development located at 6308-6316
Fairview Avenue approximately 800 feet north of the proposed project along the same side of the street.
The Main Campus across Fairview Avenue is multi-family and apartment buildings and townhouse
developments are located on the east side of Fairview Avenue immediately north of the Main Campus.
Additionally, a multi-family complex is located at the northwest corner of Fairview Avenue and 75" Street.
The pattern suggests a market-based rationale for multiple-family in the vicinity.

Stormwater Management

Stormwater management and how it will be addressed is a topic of concern for the neighbors. Stormwater
management will be provided through the existing storm sewers and the installation of new storm sewer
structures and lines throughout the site. The stormwater will be conveyed off-site to the two previously
approved detention ponds located on the Main Campus. These ponds were designed to provide capacity for
both the Auxiliary and Main Campuses. The pond reconfiguration is currently on-going. A preliminary
engineering plan is provided in the Staff Report.

Traffic Study

The amount of traffic entering and exiting the site and the impact of this additional traffic on the
neighborhood and Fairview Avenue is a concern to the neighborhood. To address these concerns, Fairview
Village contracted with Gewalt Hamilton Associates, Inc. to complete a traffic study of the Auxiliary
Campus. The study found that the traffic generated by the proposed Auxiliary Campus would not create
significantly different impacts on the existing roadway system than the approved single family residential
development. Levels of Service during both morning and evening peak were acceptable and the slight
increase in traffic will not result in service level decreases along Fairview Avenue. Although the number of
vehicles entering and exiting the site is more than anticipated for seven single-family properties, the
difference results from slightly higher off-peak (mid-day) traffic associated with senior independent living
use. The traffic study is provided in the Staff Report.

Findings and Recommendations

Staff believes the standards for approval of an amendment to the Zoning Ordinance and Planned
Developments have been met. The adjacent uses contain both single-family and multiple-family uses and
the subject property is on the edge of the single-family neighborhood. The impact of the development will
not be detrimental to the health, safety, morals or general welfare of persons residing in the vicinity and will
not be injurious to property values or improvements in the vicinity as demonstrated by the petitioner’s
additional home value, market analysis and traffic studies. The proposal makes adequate provisions for
stormwater management and utilities, provides adequate control over vehicular traffic and provides open
space in the form of landscaping and an interior courtyard. The proposed use would be beneficial to the
community as it provides an opportunity for elderly residents to remain in the Village when they decide to
downsize their living arrangements.

? |bid.



Plan Commission Recommendation

The Plan Commission conducted a public hearing regarding the Auxiliary Campus on September 8, 2008.
During the meeting, many neighborhood residents expressed concerns regarding the proposal. These
concerns included neighborhood character, the possible deterioration of surrounding property values, and
their desire to delay any decision until the TCD 3 and Comprehensive Plan process concludes.

The Plan Commission recommended approval of the Auxiliary Campus Preliminary Planned Development
and rezoning by a vote of 4:3. The majority of Plan Commissioners found that the petition had provided
sufficient evidence that the development would not harm neighboring property values, was an appropriate
use of the land and would not cause significant stormwater or traffic impacts. The majority found the
petition met the standards for approval of an amendment to the Zoning Ordinance and Planned
Developments. The three dissenting Plan Commission members did not believe the proposal was consistent
with existing uses and zoning of nearby properties and did not conform to the planning objectives of the
Village. One commissioner also believed the development would negatively affect neighboring property
values, was not suitable for the requested rezoning, departs from the zoning regulations applicable to the
property, and did not make adequate provisions for public services.

ATTACHMENTS

Process and Timeline

Aerial Map

Ordinances

September 8, 2008 Plan Commission Minutes

Staff Report with attachments dated September 8, 2008
Materials submitted to Plan Commission on September 8, 2008



Process & Timeline
» August 2007
o Fairview Village proposes a comprehensive redevelopment of their Main Campus and proposes a
new development for an Auxiliary Campus on the west side of Fairview Avenue surrounding
Lynn Gremer Court.

» September 24, 2007
o Fairview Village holds a neighborhood meeting to discuss the Main Campus and Auxiliary
Campus proposals.

» October 1, 2007
o0 Plan Commission recommends unanimous approval of the Main Campus.
o0 Plan Commission recommends approval of the Auxiliary Campus by a vote of 6:2. The two
dissenting Plan Commission members did not believe the Auxiliary Campus proposal was
consistent with the surrounding land uses on the west side of Fairview Avenue.

» October 23, 2007
o Main Campus and Auxiliary Campus petitions are discussed at Village Council Workshop.

» November 6, 2007
o Village Council approves Main Campus proposal.
o Village Council tables Auxiliary Campus proposal indefinitely to allow Fairview Village an
opportunity to obtain additional information and to work with the neighbors.

» Winter 2007 — 2008
o Fairview Village prepares a market analysis of the Auxiliary Campus proposal.
o Fairview Village revises site plan to provide additional building setbacks from single family
residences.

> April 29, 2008
o Fairview Village holds a neighborhood meeting to discuss the Auxiliary Campus proposal.

> May 23, 2008
o Auxiliary Campus petition is discussed at the Village Council Workshop.

» June 3, 2008
o Village Council remands the Auxiliary Campus petition back to the Plan Commission. The

Council charged the Plan Commission with thoroughly reviewing the project with respect to all
aspects of the project, including:
= home values
= appropriate use of the land
= stormwater management
= traffic



Fairview Village (West Side) Location Map




PD #32 -P-Amendment
PC #35-07

ORDINANCE NO.

AN ORDINANCE APPROVING A PRELIMINARY PLANNED
DEVELOPMENT AMENDMENT TO PLANNED DEVELOPMENT #32,
TO PERMIT CONSTRUCTION OF FOUR (4), TWO-STORY
SENIOR CITIZEN APARTMENT BUILDINGS FOR THE PROPERTY LOCATED AT
401-406 L YNN GREMER COURT AND 6568 FAIRVIEW AVENUE

WHEREAS, the Village Council has previoudy adopted Ordinance No. 3456 on April 27, 1992,
designating the property described therein as Planned Development #32; and,

WHEREAS, the Owners have filed a written petition with the Village conforming to the
requirements of the Comprehensive Zoning Ordinance and requesting a preliminary amendment to
Planned Development #32 to permit congtruction of four (4), two-story senior citizen apartment buildings,
and,

WHEREAS, such request was referred to the Plan Commission of the Village of Downers
Grove, and the Plan Commission has given the required public notice, conducted a public hearings for the
petition on October 1, 2007 and on September 8, 2008, and had made its findings and recommendations on
September 8, 2008, al in accordance with the statutes of the State of [llinois and the ordinances of the
Village of Downers Grove; and,

WHEREAS, the Plan Commission had recommended approval of the requested petition, subject
to certain conditions; and,

WHEREAS, the Village Council has considered the record before the Plan Commission, as well
as the recommendations of Plan Commission.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove,
DuPage County, Illinois, as follows:

SECTION 1. That the provisions of the preamble are incorporated into and made a part of this
ordinance as if fully set forth herein.

SECTION 2. That aPreliminary Planned Development Amendment is hereby authorized to approve
four (4), two-story senior citizen agpartment buildings.

SECTION 3. That approva set forth in Section 2 of this ordinance is subject to the findings and
recommendations of the Downers Grove Plan Commission regarding File PC-35-07 as set forth in the minutes
of their September 8, 2008 meeting, a copy of which is attached hereto and incorporated herein by reference
as Group Exhibit A.

SECTION 4. The approvad set forth in Section 2 of this ordinance is subject to the following
conditions:



10.

The Final Planned Devel opment shall substantially conform to the preliminary architecture plans
prepared by A.G. Architecture dated September 10, 2007 and revised on June 27, 2008; the
preliminary engineering plan prepared by Gewalt Hamilton Associates, Inc. dated July 2, 2008;
and the preliminary landscape plans prepared by 3D Design Studio dated August 31, 2007, except
as such plans may be modified to conform to Village Codes and Ordinances.

The petitioner shall file a petition for a Final Planned Development Amendment, Plat of
Subdivision, Plats of Easement, and a Plat of VVacation for the Lynn Gremer Court right-of-way
no later than one (1) year after Village Council approval if said approva is granted. If apetition is
not filed within one (1) year, any approvals gained from this petition for a Preliminary Planned
Development Amendment shall be null and void. The building elevations and site plan shall
substantially conform to any plans approved by the Village Council and Plan Commission.

Prior to the Plan Commission consideration of the Fina Planned Development Amendment, the
following comments shall be addressed:

a. A revised scormwater grading plan shall be provided that addresses stormwater conveyance
for the western portion of Green Acres Subdivision.

b. The site shall provide for overland flow routes from Davane Lane through the site and
across Fairview Avenue without negative impacts to the site or Fairview Avenue.

c. Best Management Practices for stormwater quality shall be implemented on the site.

d. All executed utility easements shall be abrogated, and new easements shall be provided over
al relocated utilities, stormwater facilities and overland flow routes.

e. The Village shall assume ownership of the water main and water appurtenances. As such,
easements shall be provided over dl water main pipes, valves, fire hydrants and al other
water appurtenances.

f. A photometric plan shall be submitted.

The existing Lynn Gremer Court right-of-way shal be vacated.

The four proposed apartment buildings and the existing single-family residence shal have an
automatic sprinkler system installed throughout. All areas of each building shal be protected.

The four proposed apartment buildings and the existing single-family residence shall have a manua
and automatic detection system installed throughout. All detection systems shall be tied into the
Downers Grove Alarm Board. All areas of each building shal be protected.

A fire hydrant shall be located within 100 feet of each proposed and existing building’s fire
department connection.

Each proposed apartment building shall have one main electrical disconnect or a shunt trip system
that cuts power to the entire building.

Prior to the issuance of any development permits for development, the petitioner shal pay to the
Village a total of $90,837.34 as school and park donations ($63,691.89 to Downers Grove Park
Didtrict, $20,932.49 to Downers Grove Elementary School Didtrict 58, and $6,212.96 to Community
High School District 99) subject to verification by the Department of Community Development.

The four proposed apartment buildings shall contain no more than eight apartments each for atotal
of 32 living units on the site. The existing single-family residence shall be converted only to a



clubhouse and executive office. Any changes to the proposed number of living units shall be
approved by the Village through a Planned Development Amendment.

SECTION 5. That the four (4), two-story senior citizen apartment buildings are consistent with
and complimentary to the overall planned development site plan and with the requirements of the “R-5 A,
Townhouse Residential” zoning district.

SECTION 6. That the Mayor and Village Clerk are authorized to sign the above described plans.

SECTION 7. That al ordinances or parts of ordinances in conflict with the provisions of this
ordinance are hereby repealed.

SECTION 8. That this ordinance shall bein full force and effect from and after its passage and
publication in pamphlet form as provided by law.

Mayor
Passed:
Published:
Attest:

Village Clerk

1\wp8\ord.08\PD#32-PPD-Amend-FairviewBaptistAuxCampus-PC-35-07
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VILLAGE OF DOWNERS GROVE
PLAN COMMISSION MEETING SEPTEMBER 8, 2008, 7:00 P.M.

Chairman Pro Tem Waechtler called the September 8, 2008 meeting of the Plan Commission to
order at 7:00 p.m. and asked for aroll call:

PRESENT: Chairman Pro Tem Waechtler, Mr. Cozzo, Mrs. Hamernik, Mr. Mategjczyk,
Mr. Quirk, Mrs. Rabatah, Mr. Webster

ABSENT: Mr. Beggs, Chairman Jirik
STAFF PRESENT: Mr. Jeff O’Brien, Sr. Village Planner; Mr. Stan Popovich, Village Planner;

VISITORS: Steve Stewart, Fairview Village, 210 Village Drive, Downers Grove*; Don
Vandevander, Fairview Village, 210 Village Drive, Downers Grove*; Doug
Thaxton, Fairview Village, 210 Village Drive, Downers Grove*; John Martin, 1755
Naperville Road, Wheaton; Andrea VanBuren, 6576 Fairview, Downers Grove*;
John & Simone Kapovich, 6416 Blodgett Court, Downers Grove; Marc Pietrzak,
6430 Blodgett Court, Downers Grove; Dana Rennie, 613 65" Street, Downers
Grove,; Bill Myers, Fairview Village, 210 Village Drive, Downers Grove;, Mary
Spencer, 6332 Blodgett Court, Downers Grove; Frank Muraca, ARCH Consultants,
250 Parkway Drive; Kerry & Peggy Richmond, 6575 Davane Lane, Downers Grove,
Anne Hizon, 661 61% Street, Downers Grove; Walter & Doreen Lenckas, 6357
Davane Court, Downers Grove; Dan & Sue Gross, 6407 Davane Court, Downers
Grove; Bob Scelze, 6642 St. James Court, Downers Grove; Larry Rosol, 6556
Berrywood, Downers Grove; Jeanette Howard, 6443 Davane Court, Downers
Grove; Daniel C. Carlson, 6336 Davane Court, Downers Grove; Rick & Nene Bailey
6413 Blodgett Court, Downers Grove; Carmela Zinnecker, 6345 Davane Court,
Downers Grove*; Janet Cerny, 412 66" St., Downers Grove; David & May Tsui,
6407 Blodgett Court, Downers Grove; Carol Rochter, 6600 St. James Court,
Downers Grove; Anthony DiSalvo, 6339 Davane Court, Downers Grove*; Lauren &
Quinton Ford*, 415 66™ Street, Downers Grove;, Carol & Bob Nield, 6326 Fairview
Avenue, Downers Grove; Vaeria& Evelyn Giraa, 532 66™ Street, Downers Grove;
Joy & Ron Detmer*, 6580 Davane Lane, Downers Grove; Jason Mitchell, 6572
Fairview Avenue, Downers Grove*; Simon & ClaraLiu, 6436 Davane Court,
Downers Grove; Natasha Buh, 6412 Davane Lane, Downers Grove; Sandra & Ray
Konrath, 6637 Saint James Court, Downers Grove; Fred Foss, 6579 Davane Lane,
Downers Grove, Marge Earl, 4720 Florence Avenue, Downers Grove *; C. Wel,
6440 Fairview Avenue, Downers Grove; Betty C. Lewis, 6431 Davane Court,
Downers Grove; Theresa Stewart, 6413 Davane Court, Downers Grove; Tarig Khan,
6450 Fairview Avenue, Downers Grove*; Mary & Walter Sobat, 404 66™ Street,
Downers Grove; Arlene & Benjamin Widrevitz, 7136 Blackburn, Downers Grove;
G. Tracy Cross, Tracy Cross & Associates, 1920 N. Thoreau Drive #150,
Schaumburg*; Mike Carey, Powermart, 1301 W. 22" Street, Oak Brook* ; James F.
Russ, Jr., Attorney, 4915 Main Street, Downers Grove*; Ed Rickert, 6563
Berrywood, Downers Grove*; Jon Povlivka, 6016 Washington, Downers Grove*;
William White, Attorney, 5530 Main Street, Downers Grove*; Luke Casson,

PLAN COMMISSION 1 SEPTEMBER 8, 2008
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Kensington Real Estate Consultants, Inc., P. O. Box 39, Lemont, IL*; Suli Gasafer
(phonetic spelling), Plainfield, IL (* Spoke at Meeting)

Chairman Pro Tem Waechtler led the plan commissionersin the recital of the Pledge of Allegiance.

Minutes of the August 4, 2008 Meeting - Mr. Matejczyk made a motion to approve the minutes as
presented, seconded by Mr. Cozzo. Maotion carried by voice vote of 7-0.

Chairman Pro Tem Waechtler reviewed the meeting’s protocol for the public and petitioners and for
those petitioners that would be speaking on the following two petitions:

FILE NO. PC-35-07 (Continued from 08-04-08) A petition seeking approval of a Preliminary
Planned Devel opment Amendment to expand Planned Development #32 Fairview Village for the
construction of four multi-family buildings and to rezone such property from R-3, Single Family
Residential to R-5A, Townhouse Residential for the property located on the West side of Fairview
Avenue at the intersection of Fairview Avenue and Lynn Gremer Court, Downers Grove, IL (PIN’s
09-20-213-013,-014,-015,-016,-017,-018,-019); Steve Stewart, Petitioner; Fairview Ministries,
Owner

Turning to the overhead screen, Village Planner Stan Popovich reviewed the petition explaining the
petitioner is requesting a Preliminary Planned Devel opment Amendment to Planned Devel opment
#32 and rezoning from R-3 Single Family Residential to R-5A Townhouse Residential in order to
construct four (4), two-story senior citizen apartment buildings on a 2.9 acre parcel surrounding
Lynn Gremer Court.

Reviewing some of the project’s history, he discussed that on October 1, 2007, the petition received
a positive recommendation from the Plan Commission for the Main Campus and for the proposed
Auxiliary Campus on the west side of Fairview Avenue. The Village Council approved the Main
Campus proposal on November 6, 2007, and subsequent construction began on the Main Campus.
However, per the petitioner’s request, the Village Council tabled the Auxiliary Campus proposal so
the petitioner could examine surrounding home values, the appropriate use of the land, rezoning,
stormwater management and traffic. In May 2008, Fairview Village returned to the Village Council
with the petitioner having a prepared market analysis. Because the site plan changed, staff
recommended returning the petition back to the Plan Commission. In June 2008, the Village
Council returned the petition to the Plan Commission and charged the Plan Commission to review
the project and consider four aspects of the project: home values, appropriate use of the land,
stormwater management, and traffic.

The petition was scheduled for the August 4, 2008 Plan Commission meeting, but the petitioner
requested the Plan Commission to continue the petition so they could provide additional
information to staff. The petitioner submitted additional property value data to staff in late August
2008. Currently, the petitioner is requesting preliminary approval of the land use and preliminary
site plan approval. Final building, engineering and site plans, a Plat of Vacation for Lynn Gremer
Court and a Plat of Subdivision will be required to come back to the Plan Commission and Village
Council for approval of afinal planned development amendment. Tonight’s discussion will focus
on the four following points: home values, appropriate use of the land, stormwater management,
and traffic.

PLAN COMMISSION 2 SEPTEMBER 8, 2008
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Per Mr. Popovich, the proposal includes the construction of four (4) two-story units and converting
the existing house into a clubhouse and executive office. Three of the buildings surround a
courtyard and the remaining building sitsin the northwest corner of the property. The proposal has
been revised, and the setbacks from the north, west and south property lines are 47 feet, as opposed
to the 20 to 30 feet previously noted. Each building would have underground parking for its
residents. The access drive will be no closer than 68 feet from the west property line, compared to
25 feet in the previous proposal. All vehicleswill be entering and exiting at Fairview Avenue. The
site provides 96 parking spaces, 20 underground spaces for each apartment and 16 spaces at grade.
Approximately 80,000 sgquare feet of green space is being proposed with landscape buffers to the
north, west, south, and landscaping along Fairview Avenue. A floor plan was shown. Four units
per floor are planned. Renderings and elevations were presented. Bulk regulations and height
regul ations were being met by the petitioner.

Mr. Popovich stated Gewalt Hamilton Associates, Inc. completed a traffic study of the Auxiliary
Campus, which found that the traffic generated from the senior living development would not create
asignificantly different impact on the existing roadway system than the previously approved single-
family development. The study found single-family residences would generate five trips during the
morning peak hour and seven trips during the evening peak hour for 12 total peak trips. Overall, the
single-family residences would produce 67 total trips per day. The proposed senior independent
living units would produce three trips during the morning peak and four during the evening peak for
atotal of seven peak trips. Overall, the proposed devel opment would produce 111 trips per day.
The difference results from slightly higher off-peak (mid-day) traffic associated with the senior
independent living use. Seniors would make more trips during daytime off-peak hours.

Staff’s data reflects that Fairview Avenue between 63 Street and 75" Street has an average daily
traffic count of 14,000 vehicles. A single-family development would result in a0.05% increasein
traffic, wherein the proposed senior community would result in a 0.08% increase.

The traffic study identifies the level of service for the intersection of the access roads with Fairview
Avenue asalevel of Service B for weekday morning peak hours and Level of Service C for
weekday evening peak hours for movements into and out of the Auxiliary Campus. Levels of
Service are rated A through F, with A being the best, D being the lower threshold of acceptable
waiting times. Levels E and F are unacceptable. The anticipated Levels of Service would be
acceptable even with the additional trips. The Village’s Public Works Department reviewed the
traffic study and found the increase in traffic would not result in significant service level decreases
along Fairview Avenue. Staff believes the residents of the site who have to enter and exit the site
will feel the largest impact. Staff believes the petitioner has addressed this matter.

Regarding the home value study, consultant Tracy Cross & Associates, Inc. completed a market
analysisin February 2008, which concluded that the proposed Auxiliary Campus would have no
detrimental impact on surrounding home values. The report found that in six cases out of eleven the
local annual percent change in home values was higher than for the host municipality. In the other
five cases, the local areaannual percent change in home values was lower than the host
municipality. Staff requested additional information to further clarify the analysis’s findings since
they were inconclusive.

In August 2008, the consultant examined three cases where municipalities rezoned from single-
family residential to multi-family residential and the impact the rezoning had on property values.
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The study found that multi-family developments expanding into single-family neighborhoods did
not impact single-family home values. Mr. Popovich explained the study also reviewed three cases
of single-family residential being located adjacent to senior living facilities: onein Downers Grove,
onein Burr Ridge, and one in Barrington and found that the home values immediately adjacent to
the developments were similar to home values further away from the senior living facility. The
study of these six devel opments appears to support the assertion that multi-family developments did
not affect the property values immediately adjacent to single-family houses whether the
development existed or following arezoning. The consultant will provide further details.

Mr. Popovich also explained that staff conducted its own research through the American Planning
Association archives. A Massachusetts Institute of Technology (MIT) Center for Real Estate study
completed in 2005 examined the impact of large-scale, mixed-income, multi-family rental
development with an affordable housing component into single-family neighborhoods from 1983
through 2003. Mr. Popovich pointed out Fairview was not affordable housing. The MIT study
examined seven cases over a period of 20 years. The study looked at the immediate area and the
larger municipality with regard to property values. The research found that the multi-family rental
developments with affordable housing did not negatively affect the sales price of nearby single-
family homes. Mr. Popovich further explained the study looked at the worse case scenarios over a
short-term time period and along-term time period and concluded that the developments did not
have a negative impact. Staff believes the study isrelevant as the density of the studied casesis
comparable to the proposed densities of this proposal. Based on the Tracy Cross and MIT studies,
staff believes the proposed Fairview Village project would not have a negative impact on
neighboring property values.

Asto the appropriate use of the land, Mr. Popovich conveyed the site is not in line with the Future
Land Use Plan since the plan designates the area as Residential 0-6 dwelling units per acre. The
development isfor 11 dwelling units per acre. While the proposal is not consistent with the Future
Land Use Plan, it is consistent with the multi-family developmentsin place along Fairview Avenue
between 63" Street and 75" Street. He noted a nearby townhouse development located north on
Fairview Avenue; the Main Campus across Fairview Avenue being multi-family; and apartment
buildings and townhouse devel opments being located on the east side of Fairview Avenue
immediately north of the Main Campus. Lastly, a multi-family complex was located at the
northwest corner of Fairview Avenue and 75" Street. Staff agreed the proposal had merit since
multi-family zoning along Fairview Avenue aready existed.

In addressing the stormwater management issue, the proposal provides a preliminary engineering
plan, which will take existing stormwater and pipe it underground to the two new improved ponds
located on the main campus. A couple of the storm sewers may have to be removed or replaced in
order to meet new requirements and layouts. The ponds were designed to provide capacity for both
the Auxiliary and Main Campuses. The pond reconfiguration is currently on going.

Mr. Popovich stated public improvements would include a vacation of Lynn Gremer Court with a
new entrance drive on Fairview Avenue. Any existing utilities would be re-used as much as
possible. The proposal meets the R-5A bulk regulations for setbacks, height and open space. A plat
of subdivision will be required to be filed for final planned development approval. School and park
donations will also berequired. Fire Prevention has reviewed the revised plans and believesthereis
adequate access in the drive aisles and separation between the buildings.
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In addition, neighborhood comment has been extensive with meetings held in September 2007 and
April 2008. The neighbors have hired Counsel, and staff has been corresponding with the attorney
and the neighbors. A memo from the attorney was on the dais for commissionersto review.

Mr. Popovich stated that staff believes the four Village Council issues have been addressed as stated
in staff’s report, and the standards for approval for an amendment to the Zoning Ordinance have
been met as well as other multi-family uses exist on Fairview Avenue. The Tracy Crossand MIT
study also support the findings of no detrimental impact to surrounding single-family property
values. The planned development standards have been met, and the proposal complies with the
Zoning Ordinance, adequate provisions have been made for sewer, traffic and open space. Staff
believes the property is suitable for the proposed use, and the project is not detrimental to the
genera health, safety and general welfare or surrounding property values. The proposed
development meets the zoning requirements of the R-5A district.

Staff asked the Plan Commission to recommend approval of the petition with staff’s conditions on
page 11 of itsreport. Mr. Popovich offered to answer questions.

Per Mr. Mategjczyk’s question about the Village Stormwater Department being concerned about the
stormwater plan provided by the petitioner, Mr. Popovich confirmed there were no concerns, noting
it was apreliminary plan. Staff and stormwater staff were fine with the plan being proposed.
Regarding the various studies inside and outside of the Chicagoland area, he asked if the studies
indicated a negative impact on home valuesin the area of the development or even a neutral impact,
Mr. Popovich stated home values continued to rise. The only changes seen were in the percent
changein increase.

On behalf of the petitioner, Mr. Steve Stewart, Executive Vice President of Fairview Village,
thanked the Commissioners in postponing the presentation due to additional work with Tracy Cross.
Mr. Stewart stated the agency has been in Downers Grove since 1973 and has expanded the campus
to be afull, continuing care retirement facility with 450 to 500 seniors living on the campus. A
history of the project through the Village process followed. He noted the proposal does meet the
requirements of the bulk standards and confirmed the proposal was seeking a change in zoning from
R-3 to R-5A to match what was across the street. For the expansion of the main campus, Mr.
Stewart said starting the ponds was probably ayear premature, but he wanted to show a good faith
to the neighbors in starting that expansion.

Mr. Stewart stated he believes the project will be an asset to the community and wants to continue
to have aflagship campus in the Village. In addition, the failed single-family home project across
the street was an opportunity to expand the project, since there was await list in the community.

He noted the plan has been reworked to have the building setback within the requirements of the
current zoning. “Before” and “after” slides were presented. He confirmed the bulk standards for
the proposal werein compliance. Two parking spaces are reserved for each unit. Regarding the
pond construction, about 80% of the pond is completed and should be completed thisfall. Because
neighborhood suggestions have been taken into account and have enhanced the proposal, the
proposal sits as currently presented. The four buildings will total 32 units at approximately 1,650
sguare feet per apartment. Entry costs are approximately $500,000 to $600,000. Renderings of the
buildings were presented. He thanked the neighbors for some of their comments. Mr. Stewart
closed by stating the petitioner not only purchased the seven lots on the west side of Fairview
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Avenue but also was required to purchase the five remaining lots within Green Acres Subdivision.
However, the proposal tonight was for only the seven lots surrounding the cul-de-sac. Thefive
remaining lots are till for sale as single-family lots.

Mr. Cozzo inquired about the mention of “berming” from the neighborhood minutes wherein

Mr. Stewart stated there have been discussions about berming, and it will have to be worked out in
the final presentation. He preferred to install some berming but would work with staff on their
input. Chairman Pro Tem Waechtler inquired about the landscaping on the west side of the
townhomes to screen from the residents, wherein Mr. Stewart stated the screening has been
considered and he will have alandscape architect work further on that issue. Hereiterated the
petitioner wanted to have a good relationship with the neighbors. Per a question, Mr. Stewart
advised about 50 individuals were on the wait list.

Mr. Tracy Cross with Tracy Cross & Associates, Schaumburg, Illinois, discussed his scope of
business focuses on marketing analysis and market research. He reminded commissioners the focus
of his study was to analyze the housing values around senior citizen facilities that were in a half-
mile radius and compare those values to a host community. Initially, the study wasinclusive in that
the radius was either too large or the senior facility was an isolated campus and did not reflect the
respective zoning change or show what happens when homes directly abut such afacility.

Mr. Cross walked through his presentation in detail discussing various rezoning examples to multi-
family zoning near single-family zoning and the fact that the rezoning had no impact to the housing
value. Inreviewing home valuesin single-family devel opments adjacent to senior facilities, he
noted home values have either increased or increased at the same rate as the single-family
developments. There has been no impact in the examples presented. Mr. Crossreiterated the
proposal adds value or will protect valuesto a certain degree.

Mr. Cross stated his examples were randomly chosen within DuPage County dating back to 1999.
No properties prior to 1999 were reviewed. Chairman Pro Tem Waechtler pointed out during this
period it was atime when real estate valuesincreased. He thanked Mr. Cross for his presentation.
Per a question, Senior Village Planner, Mr. O’Brien, stated he was familiar with the development in
Barrington but not the other developments.

Attorney Jim Russ, 4915 Main Street, Downers Grove, informed the Commission he was the
attorney for Siever’s and Stevens Construction, which was the devel oper of the townhomes south of
the Family Video building. Mr. Russ reviewed the history of that project’s rezoning ultimately to
the R-5A zoning district, which was approved by Village Council. Reviewing prior minutes and
workshop minutes, the concern was whether the townhome devel opment was an appropriate buffer
from the commercial to theresidential area.  The Council felt it was an appropriate buffer. He did
not see any reference to any “promise” that there would not be further development along Fairview
Avenue. Instead, he found reference to any further devel opment along Fairview Avenue would
have to be reviewed on an individual bases, as referenced by Mr. Rathje, the prior Village
Community Development Director, and the development would probably come before the Plan
Commission as a planned unit development for multi-family use.

Mr. Stewart asked to have two residents of Fairview Village speak to the Commission.

Mr. Donald Vandevander, 200 Village Drive, Dowers Grove, and Mr. Douglas Thaxton,
200 Village Drive, Downers Grove introduced themselves and presented a signed petition from
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residents of the facility who supported the expansion efforts of the Fairview Village on the west
side of Fairview Avenue. He presented the petition to Chairman Pro Tem Waechtler.

Mr. Vandevander stated he chose Fairview Village because of what it offers in the way of ministries
and various activitiesit offers. Both men invited the Commissionersto visit the beautiful facility.
He stated the site was kept up very well. Mr. Thaxton discussed the volunteer activities offered at
the facility.

Chairman Pro Tem Waechtler opened up the meeting to public comment.

Mr. Jason Mitchell, 6572 Fairview, Downers Grove, resides directly south of the vacant lot. He
raised concern about the amount of vehicles entering and exiting the driveways, and it being very
close to hisdriveway and had safety concerns for his children. Hislargest objection was the fact
that the proposed development will affect the character of his neighborhood and will affect his view
from his home. He stated a study paid by the petitioner could present positive numbers over not so
positive numbers. He asked that the commissioners “plan” their projects. He also pointed out the
facility could change officials and change the use of the property to apartments.

Mr. Ron Detmer, 6580 Davane Court, Downers Grove, stated much has changed since Fairview
Village came before the last Plan Commission meeting. He stated the CEO reveaed that Fairview
Village plans to extend their apartment building concept and purchase available properties along
Fairview Avenue north and south of Lynn Gremer Court. He called attention to the fact that the
petitioner has made reference that it owns five lots on Davane Lane, two of which abut the proposed
development and he questioned the petitioner’sintention as it relates to those lots. He voiced
concern about future development of Fairview Village and the intrusiveness of the proposal into the
neighborhood. He summarized some of the comments made at neighborhood meetings contrasted
what Fairview Village had previoudly stated. Mr. Detmer found discrepanciesin the Tracy Cross
studies, the Village’s Master Plan and the standards of approval for amendments to the Zoning
Ordinance as it relates to this proposal.

Commissioners noted some of Mr. Detmer’s comments were al so specul ative.

Mr. Anthony DiSalvo, 6339 Davane Court, Downers Grove, was sworn in. Mr. DiSalvo stated his
neighborsin Green Acres have questioned the actions of this Commission. He reviewed the prior
annexation and zoning for the site and discussed what occurred over the past few years; i.e., prior
builders mis-timed the housing market. As aresult, he stated the petitioner was a buyer who
purchased |ots that did not meet its needs and was now requesting a change to the zoning. He
guestioned why the Village should grant the rezoning. Mr. DiSalvo stated the residents would like
the Commission continue to maintain the residents’ neighborhood as it has been represented; i.e.,
single-family homes. Any deviation was against the zoning and was contradictory to prior
meetings. Mr. DiSalvo referenced minutes of January 22, 2002 wherein it was conveyed by a
Village Council member that the Village did not have control over the property at al, it was not in
the Village of Downers Grove, and if it were annexed into the Village, the Village would be able to
define what would exist at the site. It went on to discuss future devel opments and not to focus just
on the present.

Per Mr. DiSalvo, at the meeting of April 23, 2002, the same Council member conveyed if the site

was within the Village, the decision would be simple because it depicts the area on the Future Land
Use Map asresidential. Mr. DiSalvo asked that the neighborhood remain residential. He also
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stated that if the Commission approves the rezoning of the property, he and his neighbors would
come before the Commission to rezone their property to multi-family.

Ms. Andrea VanBuren, 6576 Fairview, Downers Grove, representing herself and her neighbor, Bill
Nelson (6624 St. James Court) who could not attend the meeting, discussed that staff uses MIT’s
study as a basis for justifying that the proposal will not negatively affect surrounding home values.
She pointed out that MIT’s study appears to justify the Massachusetts Chapter 40.B. of the Anti-
Snob Zoning Act which allows devel opers to obtain state permits to override local zoning
regulationsif less than 10% of the community’s housing stock is defined as “affordable.” While
staff indicates the density of the study areas of the petitioner’s proposal are similar, staff lacks to
convey isthat the housing stock is very dissimilar. Ms. VanBuren went on to discuss how the
housing stock differed in the MIT study, and how some information was dismissed from the study.
She believed the MIT study was lending credibility to the Fairview proposal. She discussed in
staff’s memo, reference is made that the proposal is not consistent with the Village’s Future Land
Use Map (FLUM), yet staff says the proposal is consistent with the multi-family developments
along Fairview Avenue. She found zoning decisions made in Westmont would be abasis for the
Villageto ignoreitsown FLUM. There was concern about the Commission rezoning a parcel that
was just zoned annexed and rezoned four years earlier. Ms. VanBuren pointed out the subdivision
with three buildings on the property has not had time to be successful because it has been discussed
at meetings continuously.

She voiced concern about precedent setting and asked that the Commission reject the proposal and
adhere to the zoning of its FLUM. She noted the proposal was meeting the setbacks of R-5A
zoning and found inconsistencies with the revised Tracy Cross & Associates study. She believed
the proposal was an intrusion into an established community.

Mr. Ed Rickert, 6563 Berrywood, Downers Grove, was sworn in. Mr. Rickert noted his home was
on the lot directly west of Davane Court. He was not convinced the facility was inappropriate for
the area at first. He discussed the concern was not whether it was R-3 zoning versus 5A zoning, but
the fact that Fairview was creating a continuum care campus where residents purchase single-family
homes, eventually purchase assisted living homes, and then move into the nursing home; i.e.,
moving a business useinto aresidential use. It also allowed the petitioner to avail himself to a
continuum of care variance and to add beds to an existing property without going through the full
Certificate of Need process to show thereis aneed for nursing home beds in the community. For
the above reasons, he opposed the project.

Mr. John Povlivka, 6016 Washington, Downers Grove, was sworn in. He reviewed the zoning the
petitioner was seeking, noting the fifth structure, would be an office and clubhouse. He asked if the
petitioner was asking for zoning of an office on the property. Mr. O’Brien stated the zoning for the
property would be R-5A with a Planned Development overlay with specific uses permitted. In this
case, the petitioner requests the existing single-family residence be converted into a small office and
clubhouse.

Mr. Bill White, attorney, 5330 Main Street, Downers Grove, has been asked to assist the
homeowners. He asked the Commissioners to consider whether the Village’s FLUM meant
anything given the Village Council recently passed an ordinance to comprehensively review the
FLUM. If the Commission was going to deviate from the FLUM, then strong reasons needed to be
conveyed. Also, because Fairview Village has openly admitted that it owns other parcels on the
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west side of Fairview Avenue, that to rezone this parcel without taking those parcels into account,
pre-empts any successful review of the FLUM and places an R-5A zoning in the middle of that
piece of property and sets a precedent for future developments. He believed it was inappropriate
that this was not conveyed from the very beginning. Personally, Mr. White stated proper planning
was looking at Fairview Avenue in its entirety and determining where the parcel should go in the
long term and not parcel by parcel. He questioned why the Village would pay a significant amount
of money to a consultant to ook at proper planning and the Future Land Use Map, especialy if the
proposa was approved.

Mr. White also questioned whether the MIT study and the Tracy Cross study would find a multi-
family project anywhere that would negatively affect single-family home values. He believed it
should not be based on one petition but on many and should be considered when the Village’s
FLUM and Comprehensive Plan was reviewed and be decided upon by the community. In addition,
he recalled the word “buffer” being discussed but no promises said. However, he stated the
homeowners feel they were promised that single-family would remain. Mr. White asked those
residents who were against the petition to stand up or raise their hand for the Commission to see.
He reiterated he was not representing the homeowners but merely assisting them to prepare their
case. However, he stated their sentiment on this matter was very strong. He pointed out the
residents wished to preserve the character of their neighborhood, which could not have a monetary
value placed upon it. Again, he asked the Commission what was the compelling reason to deviate
from the Future Land Use Map.

Mr. Quinton Ford, 415 66™ Street, Downers Grove, discussed the contract he entered into to
purchase his current home about three months ago. After finding out about Fairview’s purchase of
nearby properties, he tried to get out of the contract due to such a development. He stated his point
was that based on the law of supply and demand, when a single qualified motivated buyer is not
interested in a property because of adjacent activities and property uses, it decreases the property
value. He questioned Mr. Cross’s statement of “he could not find many examples of rezoning from
single-family to multi-family” and why, wherein Mr. Ford surmised that planning commissions
realizeit isnot agood ideato do that because it disrupts the character of single-family

nei ghborhoods.

Mr. Tariq Khan, 6450 Fairview Avenue, Downers Grove, commented when he purchased his home
that it had been on the market for two years. He did not believe the residents should be penalized
for afailed business decision. He agreed that the area was hurting prior to the purchase of his
home. However, he noted when reviewing the east side of Fairview there were many various
subdivisions and many homes were older and not rehabbed yet. On the west side, the development
was occurring and was encouraging. He believed the proposal was going to hinder further
development. He did not trust the petitioner because some of their townhomes on the east side of
Fairview were already run down for the area.

Ms. Carmella Zinnecker, 6345 Davane Court, Downers Grove, was sworn in, resides directly
adjacent to the townhomes, and referenced a comment made by Mr. Stewart regarding Darien Club.
She stated those homes were built after Fairview Village, and the residents there have chosen to live
there when the development already existed. Wherein, this proposal was something new, and the
more recent homeowners including herself bought their property because the lots were there as
residential. She stated it was disheartening to see the change. Asto the Tracy Cross study, she
stated the study had to consider those devel opments not in the middle of aresidential neighborhood
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but off to aside, or they were in existence before some of the homes were. She asked that the
petitioner and Mr. Cross take into the consideration those items they considered when they
purchased their own properties.

Due to no further comments, the public comment portion of the meeting was closed.
No comments were received from the commissioners.

Mr. Stewart closed by stating he was excited about the project and committed to what was being
proposed. He did not believe the proposal had a negative impact to the neighborhood and because
he paid the consultant for the study, it did not invalidate the study. He thanked Mr. Russ for
researching the minutes and clarifying what was said at earlier meetings. Mr. Stewart felt no
precedent was being set. The R5A requirements were being met. In addition, he disagreed that the
proposal was being characterized as abusinessuse. He asked that the Plan Commission make a
positive recommendation to the Village Council.

As to the many references about the Village reviewing the Future Land Use Map and
Comprehensive Plan and when it will take place, Mr. O’Brien explained the Village very recently
contracted with a consultant to review the Village’s Comprehensive Plan, which includes a
comprehensive study of the FLUM. He expectsit will take until 2010 before the project is
completed. Mr. O’Brien stated the FLUM was revised in 2005 for the Siever’s project. The map
was reviewed in 2002 and 2003 with no formal recommendations adopted by the Village Council.
Detallsfollowed. The most recent narrative to the map was last approved in 1995.

(The commission took abreak at 9:15 p.m.; the commission returned at 9:25 p.m.)

Chairman Pro Tem Waechtler announced that he, Commissioners Beggs and Hamernik were re-
appointed for the next three years.

Mr. Matejczyk discussed the difficulty of hearing both sides of the proposal since they both made
sense. He also stated spot zoning was very difficult. Another concern was what effect the proposal
would have on property values. However, he has heard no data where this type of development is
detrimental to property values. Mrs. Rabatah voiced her concern about the upcoming review of the
Future Land Use Map when the proposal was before them. While Mr. Cozzo favored the concept of
the overall service of the proposal, its architecture, and its attempt to be compatible, he voiced
concern about dropping the proposal in the center of a neighborhood. Mr. Matejczyk also clarified
this proposal was aresidential use versus aresidentia use, and the issue was the residents’ needsin
that area versus the needs and benefits of the greater community. He noted the population was
aging and would like to remain in the community.

Mr. Webster clarified that this Commission recommends to the Village Council what is appropriate
and that staff plans the zoning of the Village. While he understood the opposition of the changes to
the fabric along Fairview Avenue, he did not believe it was fair to state the proposal wasin the
“middle” of aneighborhood, but instead would be contiguous to an existing planned devel opment
across the street. He questioned the term “spot zoning”, as it was aresidential use to another type of
residential use. In addition, Mr. Webster stated Fairview Village was an existing part of the
community and brought value to the community. The proposal met the standards for planned
developments and amendments to the Zoning Ordinance. Mr. Webster supported the project for the
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prior reasons stated and left the final decision with the Village Council but did not believe the
review of the FLUM had alarge bearing on the proposal tonight.

Mrs. Hamernik agreed the standards for planned development were met, but the standards for
amendment to zoning were not met. She believed the Tracy Cross study was fair, and the traffic
study was valid. The suitability of the site was fine for the zoned purposes, and she believed the
length of time the property was vacant was due to current market conditions felt by everyone and
not because of the proposed facility. Mrs. Hamernik agreed the value to the community was true.
However, her issue was with the existing uses and the zoning of nearby properties. She stated up
and down Fairview Avenue was single-family, and she could not support the facility.

Adding to the comments, Mr. Quirk recalled Mr. Beggs brought up some similar situations where
uses crossed a street. These expansions do not constitute not meeting the standards under Number
1. Mr. Quirk stated the proposal meets the standards and immediately across the street, the land
was zoned at ahigher density. He was of the belief that the proposal would improve property
values and the Village. The proposal’s per square foot cost was aso high-end which he believed
would bring value to the neighborhood.

Chairman Pro Tem Waechtler reminded the public that the Commission was a fact-finding body
and many times had to work between the devel opers and the development. He recalled residentsin
this neighborhood purchased their homes with the understanding it would be a single-family
neighborhood, but it did not work out. Changing from an R3 to a R5A zoning was significant. He
also recalled when the Tracy Cross study was done it was during a time when rising property values
were occurring. He disagreed with Mr. Webster that a decision should not be left up to the Village
Council. Rather, this commission needed to stand by its decision. Mr. Matejczyk clarified his
understanding of the Tracy Cross study and the fact that there were no studies that showed the
property values decreased when such a facility was constructed near single-family. The fact that a
large number of residents appeared at the meeting reflected positively on the sense of community in
the immediate area and within the Village.

Mr. Webster agreed a recommendation from the Commission was necessary, but the irony was that
the project was recommended previously and it was a very decisive project. Ultimately, the Council
approves or denies the project.

Chairman Pro Tem Waechtler reminded the four key findings of fact were discussed tonight.

WITH RESPECT TO FILE NO. PC-35-07, MR. MATEJCZYK MADE A MOTION THAT
THE PLAN COMMISSION RECOMMEND A POSITIVE APPROVAL OF A
PRELIMINARY PLANNED DEVELOPMENT AMENDMENT TO FAIRVIEW BAPTIST
HOME PLANNED DEVELOPMENT #32 AND REZONING OF THE SUBJECT
PROPERTIES SUBJECT TO THE FOLLOWING CONDITIONS:

1. THE FINAL PLANNED DEVELOPMENT SHALL SUBSTANTIALLY CONFORM
TO THE PRELIMINARY ARCHITECTURE PLANS PREPARED BY A.G.
ARCHITECTURE DATED SEPTEMBER 10, 2007 AND REVISED ON JUNE 27,
2008; THE PRELIMINARY ENGINEERING PLAN PREPARED BY GEWALT
HAMILTON ASSOCIATES, INC. DATED JULY 2, 2008, AND THE
PRELIMINARY LANDSCAPE PLANS PREPARED BY 3D DESIGN STUDIO
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DATED AUGUST 31, 2007, EXCEPT ASSUCH PLANSMAY BE MODIFIED TO
CONFORM TO VILLAGE CODESAND ORDINANCES.

2. THEPETITIONER SHALL FILEA PETITION FOR A FINAL PLANNED
DEVELOPMENT AMENDMENT, PLAT OF SUBDIVISION, PLATS OF
EASEMENT, AND A PLAT OF VACATION FOR THE LYNN GREMER COURT
RIGHT-OF-WAY NO LATER THAN ONE (1) YEAR AFTER VILLAGE COUNCIL
APPROVAL IF SAID APPROVAL ISGRANTED. IFAPETITION ISNOT FILED
WITHIN ONE (1) YEAR, ANY APPROVALS GAINED FROM THISPETITION
FOR A PRELIMINARY PLANNED DEVELOPMENT AMENDMENT SHALL BE
NULL AND VOID. THE BUILDING ELEVATIONSAND SITE PLAN SHALL
SUBSTANTIALLY CONFORM TO ANY PLANSAPPROVED BY THE VILLAGE
COUNCIL AND PLAN COMMISSION.

3. PRIOR TO THE PLAN COMMISSION CONSIDERATION OF THE FINAL
PLANNED DEVELOPMENT AMENDMENT, THE FOLLOWING COMMENTS
SHALL BE ADDRESSED:

a. A REVISED STORMWATER GRADING PLAN SHALL BE PROVIDED
THAT ADDRESSES STORMWATER CONVEYANCE FOR THE WESTERN
PORTION OF THE GREEN ACRES SUBDIVISION.

b. THESITE SHALL PROVIDE FOR OVERLAND FLOW ROUTESFROM
DAVANE LANE THROUGH THE SITE AND ACROSS FAIRVIEW
AVENUE WITHOUT NEGATIVE IMPACTSTO THE SITE OR FAIRVIEW
AVENUE.

c. BEST MANAGEMENT PRACTICESFOR STORMWATER QUALITY
SHALL BEIMPLEMENTED ON THE SITE.

d. ALL EXECUTED UTILITY EASEMENTSSHALL BE ABROGATED, AND
NEW EASEMENTSSHALL BE PROVIDED OVER ALL RELOCATED
UTILITIES, STORMWATER FACILITIESAND OVERLAND FLOW
ROUTES.

e. THEVILLAGE SHALL ASSUME OWNERSHIP OF THE WATER MAIN
AND WATER APPURTENANCES. ASSUCH, EASEMENTSSHALL BE
PROVIDED OVER ALL WATER MAIN PIPES, VALVES, FIRE
HYDRANTSAND ALL OTHER WATER APPURTENANCES.

f. APHOTOMETRIC PLAN SHALL BE SUBMITTED.

4. THE EXISTING LYNN GREMER COURT RIGHT-OF-WAY SHALL BE
VACATED.

5. THE FOUR PROPOSED APARTMENT BUILDINGSAND THE EXISTING
SINGLE-FAMILY RESIDENCE SHALL HAVE AN AUTOMATIC SPRINKLER
SYSTEM INSTALLED THROUGHOUT. ALL AREASOF EACH BUILDING
SHALL BE PROTECTED.

6. THE FOUR PROPOSED APARTMENT BUILDINGSAND THE EXISTING
SINGLE-FAMILY RESIDENCE SHALL HAVE A MANUAL AND AUTOMATIC
DETECTION SYSTEM INSTALLED THROUGHOUT. ALL DETECTION
SYSTEMSSHALL BE TIED INTO THE DOWNERS GROVE ALARM BOARD.
ALL AREASOF EACH BUILDING SHALL BE PROTECTED.

7. AFIREHYDRANT SHALL BE LOCATED WITHIN 100 FEET OF EACH
PROPOSED AND EXISTING BUILDING’S FIRE DEPARTMENT CONNECTION.
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8. EACH PROPOSED APARTMENT BUILDING SHALL HAVE ONE MAIN
ELECTRICAL DISCONNECT OR A SHUNT TRIP SYSTEM THAT CUTSPOWER
TO THE ENTIRE BUILDING.

9. PRIOR TO THE ISSUANCE OF ANY DEVELOPMENT PERMITSFOR THE
AUXILIARY CAMPUSDEVELOPMENT, THE PETITIONER SHALL PAY TO
THE VILLAGE A TOTAL OF $90,837.34 AS SCHOOL AND PARK DONATIONS
($63,691.89 TO DOWNERS GROVE PARK DISTRICT, $20,932.49 TO DOWNERS
GROVE ELEMENTARY SCHOOL DISTRICT 58, AND $6,212.96 TO
COMMUNITY HIGH SCHOOL DISTRICT 99) SUBJECT TO VERIFICATION BY
THE DEPARTMENT OF COMMUNITY DEVELOPMENT.

MR. QUIRK SECONDED THE MOTION.
ROLL CALL:

Per a question, Mr. Popovich stated the current request is for a Preliminary Planned Devel opment
Amendment. The petitioner will have to return with a final plan and final plat of subdivision in
order to obtain final planned development approval.

AYE: MR.MATEJCZYK, MR. QUIRK, MRS. RABATAH, MR. WEBSTER
NAY: MR.COzzZ0, MRS. HAMERNIK, CHAIRMAN PRO TEM WAECHTLER
MOTION CARRIED. VOTE: 4-3

Mrs. Rabatah asked that the Village Council be made aware that she is uncomfortable with the
rezoning but does understand thisis a preliminary plan.

Mr. Cozzo said he voted Nay because on page 8 he is uncomfortable with the impact to home
values and was not comfortable with the appropriate use of the land in the rezoning; i.e., Zoning
Amendment Standard Nos. 1 and 4. Mrs. Hamernik voted Nay because the proposal deviated from
Zoning Amendment Standard No. 1. Chairman Pro Tem Waechtler voted Nay because the
proposal did not meet Zoning Amendment Standard Nos. 1, 2 and 4. Asto Standards for Approval
for Planned Development Nos. 2, 3 and 4, he disagreed with them.

FILE NO. PC-24-08 A petition seeking approval for Special Uses for adrive-through and a car
wash for the property located on the Southeast corner of Ogden Avenue and Belmont Road,
commonly known as 2125 Ogden Avenue, Downers Grove, IL (PIN 08-01-405-042); Power Mart
Corporation Petitioner; Power Mart Real Estate Corporation, Owner

Chairman Pro Tem Waechtler swore in those individual who would be speaking on File No. PC-24-
08.

Mr. Popovich explained the petitioner was requesting Special Use approval to 1) construct adrive-
through convenience store and 2) to re-establish a car wash at 2125 Ogden Avenue. The property is
located at the southeast corner of Belmont Road and Ogden Avenue. The site is zoned B-3 and both
Special Uses are permitted. The site is 37,200 sguare feet with approximately 150 feet of frontage
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n%ﬁg&gs VILLAGE OF DOWNERS GROVE
FOUNDEDNE 852 REPORT FOR THE PLAN COMMISSION
SEPTEMBER 8, 2008 AGENDA

SUBJECT: TYPE: SUBMITTED BY:

PC-35-07, Fairview Village
Auxiliary Campus at the

intersection of Fairview Avenue Preliminary Planned Development | Stan Popovich, AICP
and Lynn Gremer Court and Rezoning Planner
REQUEST

The petitioner is requesting a Preliminary Planned Development Amendment to Fairview Baptist Home Planned
Development #32 and rezoning from R-3 Single Family Residential to R-5A Townhouse Residential to construct
four, two-story senior citizen apartment buildings on a 2.9 acre parcel surrounding Lynn Gremer Court.

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

GENERAL INFORMATION

OWNER/APPLICANT:  Steve Stewart
Fairview Ministries
210 Village Drive
Downers Grove, IL 60516

PROPERTY INFORMATION

EXISTING ZONING: R-3, Single Family Residential

EXISTING LAND USE: Undeveloped Residential

PROPERTY SIZE: 126,686 square feet (2.9 acres)

PINS: 09-20-213-013, -014, -015, -016, -017, -018, -019

SURROUNDING ZONING AND LAND USES

ZONING FUTURE LAND USE
NORTH: R-3 Single Family Residential Residential 0-6 DU/Acre
SOUTH: R-3 Single Family Residential Residential 0-6 DU/Acre
EAST: R-5A, Townhouse Residence Residential 0-6 DU/Acre

R-4 General Residence (Westmont) Residential
WEST: DT, Downtown Transition Residential 0-6 DU/Acre



PC-35-07, Fairview Village Auxiliary Campus Page 2
September 8, 2008

ANALYSIS

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

Application/Petition for Public Hearing
Project Summary

Plat of Survey

Preliminary Architectural Plans
Preliminary Engineering Plans
Preliminary Landscape Plan

Traffic Study

Home Value Studies

MIT Center for Real Estate Study

10 Fairview Village Neighborhood Meetings
11. Public Hearing Minutes

CoNOO~WNE

PROJECT UPDATE

On October 1, 2007, Fairview Village received a positive recommendation from the Plan Commission
regarding the proposed redevelopment of their Main Campus and a proposed Auxiliary Campus centered
on Lynn Gremer Court. The Auxiliary and Main Campus proposals were forwarded to the Village
Council on October 23, 2007. The Council approved the Main Campus proposal on November 6, 2007,
and construction has since begun on the two Main Campus detention ponds. After Council discussions
and per the petitioner’s request, the Council tabled the Auxiliary Campus proposal so that the petitioner
could provide Council with additional information pertaining to the impact of the Auxiliary Campus on
the surrounding home values, appropriate use of the land, rezoning, stormwater management and traffic.

The Auxiliary Campus proposal was before the Council again on May 23, 2008. In the interim, the
petitioner prepared a market analysis of the proposed Auxiliary Campus, held a neighborhood meeting on
April 29, 2008 and modified the site layout as described below. Based on the new information and
modification to the site plan, staff recommended the Council remand the petition to the Plan Commission
for review. On June 3, 2008, the Council remanded the petition back to the Plan Commission. The
Council charged the Plan Commission with thoroughly reviewing the project with respect to all aspects of
the project, including home values, appropriate use of the land, stormwater management, and traffic.

This petition was scheduled for the August 4, 2008 Plan Commission meeting, but the petitioner
requested the Plan Commission continue the petition so they could provide additional information to staff.
The petitioner submitted additional property value data to staff in late August 2008.

At this time, the petitioner is only requesting preliminary approval of the land use and preliminary site
plan. Final building, engineering and site plans, a Plat of Vacation for Lynn Gremer Court, and a Plat of
Subdivision will be required to come back to the Plan Commission and Village Council for approval of a
final planned development amendment.

PROJECT DESCRIPTION

Site Design

The petitioner is proposing to construct four eight-unit senior independent-living apartment buildings on
the seven existing lots surrounding Lynn Gremer Court. The petitioner is proposing to convert the
existing single-family house into a clubhouse and executive office. The plan indicates one building
located west of the existing single family residence. The remaining three buildings are clustered to the
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south with one facing Fairview Avenue. The three buildings that are nearest the surrounding single
family lots have been moved to increase the setback from the single family residences. The setback from
the north and south property lines is 47 feet, while the closest point along the western property line is 40
feet. Previously, the buildings were proposed to be between 20 and 30 feet from adjacent property lines.
Each building would have underground parking for its residents.

Access for two of the apartment buildings and the existing single-family residence is provided through the
existing Lynn Gremer Court curb cut onto Fairview Avenue. Lynn Gremer Court will be removed,
vacated, and replaced with an access drive. The revised site layout does not extend the north access drive
as far west as the previous submittal. The access drive will be no closer than 68 feet from the west
property line, compared to 25 feet in the previous proposal. At-grade parking would be provided along
this access drive.

A second drive would provide direct access from Fairview Avenue to the one-story underground parking
structure beneath the two other apartment buildings. All vehicles enter or exit the site via Fairview
Avenue as there are no connections to other streets. Staff believes two curb cuts along Fairview are
adequate as two curb cuts were approved for the Green Acres Subdivision based on the lot layout.

The site provides 96 parking spaces, 20 in each apartment building’s one-story underground garage and
16 along the northern drive aisle. Since October 2007, the Village’s parking requirements have been
modified so that the proposed development is required to provide a total of 40 parking spaces, 19 for the
independent living and 21 for the clubhouse and office building. Although the number of provided
parking spaces is significantly more than required, 80 of the spaces are located in the basement of each
proposed building. In order to comply with the Illinois Accessibility Code and International Building
Code, at least one or two garage parking spaces may be lost in each garage. The petitioner must comply
with Illinois Accessibility Code for providing handicap parking within the at-grade parking lot and within
the individual garages.

The site provides approximately 79,465 square feet of landscaped green space, compared to 71,000
square feet of green space in the previous proposal. The green space includes the landscape buffers and a
courtyard between three of the buildings. Planned developments in the R-5A district require 40% green
space and this proposal provides 63%. The petitioner has proposed a minimum 40-foot wide landscape
buffer adjacent to the north, south and west property lines. As shown, the screening includes evergreen
and deciduous plant materials.

The Auxiliary Campus proposal will be reviewed for zoning compliance again during the analysis of the
Final Planned Development Amendment. The current proposal complies with the bulk requirements of
the Zoning Ordinance as provided in the table below.
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Zoning Requirements Required / Permitted Proposed Proposed
(Oct 2007) (Aug 2008)

Front Yard Setback (East) 25' 30' 30'
Side Yard Setback (North) 47 30' 47
Side Yard Setback (South) 47 30' 47
Rear Yard Setback (West) 20' 20' 40'
Building Height 35' 37'-6" 24'-6"
Lot Coverage 32% 29.0% 29%
Lot Area

3-bedroom unit 3,000 sf / unit 3,959 sf / unit 3,959 sf / unit
Floor Area Ratio 0.8 0.59 0.59
Parking 40 98 96
Open Space 40% 56% 63%
Traffic Study

Gewalt Hamilton Associates, Inc. completed a traffic study of the Auxiliary Campus. The study found
that the traffic generated by the proposed Auxiliary Campus would not create significantly different
impacts on the existing roadway system than the approved single family residential development. The
study found single family residences would generate five trips during the morning peak hour and seven
trips during the evening peak hour for a total of 12 trips. The study found senior independent living
residences would generate three trips during the morning peak hour and four during the evening peak
hour for a total of seven trips. Overall, single family residential uses would produces 67 trips per day,
while the proposed senior independent living units would produce 111 trips per day. The difference
results from slightly higher off-peak (mid-day) traffic associated with the senior independent living use.

Staff data shows that Fairview Avenue between 63" Street and 75™ Street has an average daily traffic of
14,000. A single-family development would result in a 0.05% increase in traffic, while the proposed
senior community would result in a 0.08% increase. Fairview Avenue is designed to handle this
additional traffic.

The study identifies the Level of Service for the intersection of the access roads with Fairview Avenue as
a Level of Service B for weekday morning peak hours and Level of Service C for weekday evening peak
hours for movements into and out of the Auxiliary Campus. Levels of Service are designated A through
F, with A being the best, D being the lower threshold of acceptable operations, and E and F considered
unacceptable. The anticipated Levels of Service would be acceptable even with the additional trips.

The Village’s Public Works department reviewed the Traffic Study and found that the increase in traffic
will not result in significant service level decreases along Fairview Avenue. Staff believes the impact will
be most felt by the residents of the Auxiliary Campus who will have to enter and exit the site.

Home Value Market Study

Tracy Cross & Associates, Inc. (TCA) completed an analysis of the market potential for residential
development in February 2008 which provided an assessment of the potential impact of the proposed
Auxiliary Campus upon local home values. This study concluded that the proposed Auxiliary Campus
“will have no detrimental impact on local home values.” Staff requested additional information from the
petitioner to further clarify the report’s findings. TCA provided a second study in August 2008 which
more closely examined property values adjacent to senior living facilities and multi-family developments
over time. The additional information, submitted in August 2008, confirmed TCA’s initial assessment
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that the rezoning “will not [original emphasis] impair or negatively impact single family property values
in the immediate vicinity.”

February 2008 Study

The February study provides an analysis of the market area and competitive environment and shows the
need for such a community in the area. However, this study did not provide a satisfactory analysis of
comparable communities and the economic impact they have on the surrounding neighborhoods.

The Study compared the proposed Auxiliary Campus with eleven other senior living communities in the
Chicago Metropolitan Area. The Study examined home values within a half-mile radius of each
community. The Study found that in six cases the local annual percent change in home values was higher
than for the host municipality. In the other five instances, the local area annual percent change in home
values was lower than the host municipality. The study did not detail the reasons why some values
increased, while others decreased.

Staff believes the results of the initial study were inconclusive and therefore, staff could not rely on the
study’s findings as it relates to this development’s impact on neighboring property values. The initial
study did not provide any direct cause that the community helps or hinders nearby property values. The
other senior communities did not appear to offer comparable circumstances. There are a multitude of
factors that determine property values. The study did not describe additional factors that play a role in
how senior-living developments affect neighboring property values.

August 2008 Study

In response to staff’s initial concern regarding the half-mile study radius in the initial study, TCA
examined home values of properties located immediately adjacent to multi-family developments versus
home values of comparable properties located further away. The August study also examined three cases
where municipalities rezoned from single-family residential to multi-family residential and the impact the
rezoning had on property values. Each of these sites are discussed below with aerial photographs
included in the attachments.

The August study examined three communities where parcels were rezoned from single-family to multi-
family. In Itasca where a six-story condominium building and townhouses were constructed adjacent to
single-family residential, sale prices in the immediate neighborhood and found that home values increased
by 31.6% from 2002 through August 2008. As a whole, average home values in Itasca increased 30.3%.
In Woodridge, a multi-family Cedar Hill development was completed adjacent to single-family
residential. Between 2003 and 2007, adjacent home values to increased 32.3 percent while homes
throughout Woodridge saw an increase of 16.8%. Four townhouses were developed within the 200 block
of North Larch Avenue in Elmhurst also was the product of a rezoning from single-family to multi-
family.  Average sale prices of home within 500 yards of the development, immediately beyond 500
yards and throughout EImhurst were similar.

The Itasca, Woodrige and EImhurst examples identify multi-family developments expanding into single-
family neighborhoods without impacting home values. The Itasca development also crossed over a state
route into a single-family neighborhood without impacting home values.

The study also examined three senior living facilities (Saratoga Springs in Downers Grove, Brighton
Gardens in Burr Ridge, and Alden Estates and Barrington Horizons in Barrington) and the impact they
have had on adjacent property values. TCA found that home values immediately adjacent to the
developments were similar to home values further away from the senior living facility.
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The study of these six additional developments appear to support the assertion that multi-family
developments did not affect the property values of immediately adjacent single-family houses, whether
the development existed or following a rezoning.

Massachusetts Institute of Technology (MIT) Study

To verify these results, staff researched the issue of property values in cases where multi-family
residential was constructed in a single-family neighborhood. Staff research found a study from the MIT
Center for Real Estate completed in 2005. The study examined the impact of introducing a large-scale,
mixed-income, multi-family rental development with an affordable housing component into a
neighborhood of single-family houses over a period of time from 1983 through 2003.

The study examined seven multi-family developments in the Boston, Massachusetts metropolitan area.
The authors found that large, dense, multi-family rental developments with affordable housing
components do not negatively impact the sales price of nearby single family homes.?

While the MIT study included rental developments with an affordable housing component available to all
age groups, Fairview Village is not proposing affordable housing and is age-restricted. Staff believes the
MIT study examined, as the authors state, the worst-case scenario of multi-family intrusions into single-
family neighborhoods® and found that multi-family developments did not negatively impact the sales
prices of nearby single-family homes.

Staff believes this study is relevant to the petitioner’s request. The densities of the MIT multi-family
developments and impact areas are similar to the petitioner’s proposed development and the adjacent
neighborhood.  The study examined impact areas immediately surrounding the multi-family
developments. Finally, the study examined the effects of these developments over both a short period of
time (from project approval to the year the development was placed in service) and a long period of time
(from the early 1980s through 2003).

Conclusion

Based on the petitioner’s report and the additional staff research, staff believes the Council question
regarding property values has been adequately addressed. Staff does not believe the project will have a
negative impact on neighboring property values.

COMPLIANCE WITH FUTURE LAND USE PLAN

According to the Future Land Use Plan, the Auxiliary Campus property is designated as Residential 0-6
dwelling units per acre. The proposed development would create a density of 11 dwelling units per acre.
The proposal is not consistent with the Future Land Use Plan. However, the proposal is consistent with
the multi-family developments currently in-place along Fairview Avenue between 63 Street and 75"
Street. There is a townhouse development located at 6308-6316 Fairview Avenue approximately 800 feet
north of the proposed project. The Main Campus across Fairview Avenue is multi-family and apartment
buildings and townhouse developments are located on the east side of Fairview Avenue immediately
north of the Main Campus. Additionally, a multi-family complex is located at the northwest corner of
Fairview Avenue and 75" Street.

! Pollakowski, Henry O. et al., Effects of Mixed-Income Multi-Family Rental Housing Developments on Single-
Family Housing Values. MIT Center for Real Estate, April 2005.

Z Ibid.

? Ibid.
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COMPLIANCE WITH ZONING ORDINANCE

The petitioner is requesting a rezoning of the subject property from R-3 to R-5A. The preliminary site
plan has been revised to meet all the R-5A zoning district requirements of the Zoning Ordinance. Zoning
compliance for the individual buildings will be reviewed again once final plans are received. The Final
Planned Development will be required to come back to the Plan Commission and Village Council for
approval within one (1) year after Village Council approval if said approval is granted.

COMPLIANCE WITH SUBDIVISION ORDINANCE

The Auxiliary Campus consists of 7 parcels and a right-of-way associated with the Green Acres
Subdivision. The Village will require the petitioner to resubdivide the parcels and vacate the right-of-
way. The Plat of Subdivision and Plat of VVacation shall be prepared and reviewed by the Village prior to
final consideration by the Plan Commission.

The Auxiliary Campus proposal will be subject to the same donation requirements as the Main Campus.
The petitioner will be provided a credit for the park and school district donations that were provided by
the Green Acres Subdivision developer. The developer paid donations based on the construction of seven
four-bedroom units. The proposed development includes 32 apartments which contain two bedrooms and
a den. Based upon these units, the total donation after the credits are provided is $90,837.34 ($63,691.89
to the Park District, $20,932.49 to Elementary School District 58, and $6,212.96 to High School District
99). Payment of these donations must be made to the Village prior to the granting of any building permits
for the Auxiliary Campus and is subject to confirmation by the Department of Community Development
upon application for building permits.

ENGINEERING/PUBLIC IMPROVEMENTS

The petitioner has provided preliminary engineering plans for the Auxiliary Campus. Public
improvements include vacating the existing Lynn Gremer Court and constructing a new entrance drive
into the site. A second entrance drive will be located approximately 160 feet south of the existing Lynn
Gremer Court curb cut. These two access drives will provide direct access to the one-story underground
parking garages beneath each of the four apartment buildings. Parking for the executive office and
clubhouse building will be provided along the northern drive aisle.

Existing sanitary sewer, storm sewers, and water mains will be utilized where possible to service the
proposed development. Where no connections can be made to existing utilities, new mains are proposed.
New services will connect the proposed buildings to the existing lines. Stormwater management will be
provided through the existing storm sewers and the installation of new storm sewer structures and lines
throughout the site. The stormwater will be conveyed off-site to the two previously approved detention
ponds located on the Main Campus. These ponds were designed to provide capacity for both the
Auxiliary and Main Campuses. The pond reconfiguration is currently on-going.

The petitioner will be required to provide engineering plans to be reviewed by the Village prior to the
consideration of a Final Planned Development petition.

PUBLIC SAFETY REQUIREMENTS

The Fire Prevention Division of the Fire Department has reviewed the proposed plans. Emergency access
is provided through two curb cuts onto Fairview Avenue. The drive aisles are wide enough to
accommodate emergency vehicles. The Village believes proper emergency access has been provided
throughout the site.

The four proposed apartment buildings and the existing single-family residence shall have an automatic
and manual detection system and an automatic sprinkler system installed throughout. The existing single



PC-35-07, Fairview Village Auxiliary Campus Page 8
September 8, 2008

family residence may have to undergo extensive changes to ensure compliance with the Fire Code due to
the change in use from residential to office and assembly.

NEIGHBORHOOD COMMENT

There has been significant neighborhood comment regarding this proposal. Staff has spoken to multiple
residents regarding this project. In the spring of 2008, the homeowners surrounding the proposed
Auxiliary Campus hired an attorney to represent them. Correspondence and submittals from the adjacent
homeowners and their attorney is attached.

Fairview Village has held two neighborhood meetings, one on September 24, 2007 and a second on April
29, 2008. The second meeting was held exclusively for discussions regarding the proposed Auxiliary
Campus. A synopsis of each of these meetings is attached. Additional public comments were heard
during the previous Plan Commission and Village Council workshops. Meeting minutes from these
meetings are also attached.

FINDINGS OF FACT

The Village Council remanded the petition to the Plan Commission with the charge to review the impact
of the proposal on surrounding home values, appropriate use of the land and rezoning, stormwater
management, and traffic. Staff provides the following breakdown of each factor:

» Impact on surrounding home values
0 Additional data provided in August 2008 supports the initial conclusion which states the
proposed Auxiliary Campus will have no detrimental impact upon local home values
0 The MIT Study found large-scale, mixed-income, multi-family rental developments with
affordable housing components do not negatively impact the sales price of nearby single-
family homes
» Appropriate use of the land and rezoning
0 Multiple-family residential is located on Fairview Avenue
0 Site is adjacent to an arterial street
» Stormwater management
0 Detention will be provided at Main Campus
0 Reconstruction of detention ponds has begun
» Traffic
o0 No significant impact per traffic study submitted to staff

Staff believes the standards for approval of an amendment to the Zoning Ordinance have been met. The
uses surrounding the proposed Auxiliary Campus include single-family developments to the north, south
and west which are zoned R-3 Single Family Residential. To the east is Fairview Village’s Main Campus
which is zoned R-5A, Townhouse Residential. Property located east of Fairview Avenue in Westmont is
zoned R-4 General Residence where multiple-family dwelling units are permitted and present. The
adjacent uses contain both single-family and multiple-family uses.

Staff believes that the August 2008 data presented by TCA identifies similar communities and has shown
that sales prices of homes adjacent to multi-family developments are similar to those homes further
removed from the multi-family development. This finding does not change when property is rezoned
from single-family to multi-family. The MIT study examined seven of the most dense, controversial and
dissimilar multi-family developments incorporated into single-family neighborhoods and concluded that
large-scale, mixed-income, multi-family rental developments with affordable housing components did not
negatively impact the sale prices of single-family homes in the defined impact area.
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Staff believes the property is suitable for the proposed use. The site is adjacent to an arterial street as
designated in the Village’s Roadway Classification Map. The proposed development meets the zoning
requirements of the R-5A district.

The Green Acres subdivision was approved by the Village Council on May 18, 2004. The subdivision
created fourteen single-family lots. Currently, two houses (6557 Davane Lane and 402 Lynn Gremer
Court) have been constructed on the property. The latter house is proposed to be converted into a
clubhouse and executive office. The remaining lots are undeveloped.

Staff believes all the Planned Development standards for approval have been met. The proposed
development meets the standards for Planned Developments. The proposal complies with the zoning
regulations for the proposed R-5A zoning classification. The proposal makes adequate provisions for
stormwater management and utilities, provides adequate control over vehicular traffic and provides open
space in the form of landscaping and an interior courtyard. The proposed development is in conformity
with the Village’s planning objectives.

The proposed use would be beneficial to the community as it provides an opportunity for elderly residents
to remain in the Village when they decide to downsize their living arrangements. The proposed
development will contribute to the general welfare of the community. The impacts of the planned
development will not be detrimental to the health, safety, morals or general welfare of persons residing in
the vicinity and will not be injurious to property values or improvements in the vicinity as demonstrated
above.

Planned Developments are allowable Special Uses in the R-5A zoning district. The proposed
development is harmonious with adjacent multiple-family uses in the neighborhood. The TCA study
from August 2008 provided evidence that the proposed multi-family development will not impact
adjacent property values. The study also showed new construction occurring after the multi-family
developments have been completed. The MIT study also concluded that even large-scale, mixed-income
rental developments do not impact property values of surrounding single-family properties.

The petitioner has provided adequate utilities, access roads, drainage and other necessary facilities,
including parking. The proposed planned development conforms to the requirements of the R-5A zoning
district.

Section 28.1702 Standards for Approval of Amendments to the Zoning Ordinance

Village Council and Plan Commission consideration and approval of any amendment, whether text or
map, is a matter of legislative discretion that is not controlled by any one standard. However, in making
its decisions and recommendations regarding map amendments, the Village Council and Plan
Commission shall consider the following factors:

(1) The existing uses and zoning of nearby property;

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

(3) The extent to which any determination 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, and;

(7) The standard of care with which the community has undertaken to plan its land use development.
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28.1607 Standards for Approval of Planned Developments
The Plan Commission may recommend a planned development designation, plan or amendment based
upon the following findings:

(1) The extent to which the planned development meets the standards of this Article.

(2) The extent to which the planned development departs from the zoning and subdivision regulations
otherwise applicable to the subject property, including but not limited to, the density, dimension,
area, bulk, and use, and the reasons why such departures are deemed to be in the public interest.

(3) The method by which the proposed plan makes adequate provision for public services, provides
adequate control over vehicular traffic, provides for and protects designated common open space,
and furthers the amenities of light and air, recreation and visual enjoyment.

(4) Conformity with the planning objectives of the Village.

The Village Council may authorize a planned development designation, plan or amendment with findings
such as, but not limited to, the following:

(1) That the planned development at the 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) That the planned development 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) That the planned development is specifically listed as a special use in the district in which it is to be
located.

(4) That the location and size of the planned development, the nature and intensity of the operation
involved in or conducted in connection with said planned development, the size of the subject
property in relation to the intensity of uses proposed, and the location of the site with respect to
streets giving access to it, shall be such that it will be in harmony with the appropriate, orderly
development of the district in which it is located.

(5) That the planned development will not be injurious to the use and enjoyment of other property in the
immediate vicinity of the subject property for the purposes already permitted in such zoning district,
nor substantially diminish and impair other property valuations within the neighborhood.

(6) That the nature, location, and size of the structures involved with the establishment of the planned
development will not impede, substantially hinder, or discourage the development and use of adjacent
land and structures in accord with the zoning district in which it is located.

(7) That adequate utilities, access roads, drainage, and other necessary facilities have been or will be
provided for the planned development.

(8) That parking areas shall be of adequate size for that particular planned development, which areas
shall be properly located and suitably screened from adjoining residential uses.

(9) That the planned development shall in all other respects conform to the applicable regulations of the
zoning district in which it is located.
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RECOMMENDATIONS

Staff believes the petitioner has sufficiently addressed the Council’s concerns regarding the potential
impact to property values, the appropriate use of the land, stormwater and traffic. Staff believes the
proposed Preliminary Planned Development and Rezoning meet the standards of approval for a
Preliminary Planned Development Amendment and Rezoning listed above.

Based on the findings above, staff recommends that the Plan Commission make a motion recommending
approval of a Preliminary Planned Development Amendment to Fairview Baptist Home Planned
Development #32 and rezoning of the subject properties subject to the following conditions:

1. The Final Planned Development shall substantially conform to the preliminary architecture plans
prepared by A.G. Architecture dated September 10, 2007 and revised on June 27, 2008; the
preliminary engineering plan prepared by Gewalt Hamilton Associates, Inc. dated July 2, 2008;
and the preliminary landscape plans prepared by 3D Design Studio dated August 31, 2007, except
as such plans may be modified to conform to Village Codes and Ordinances.

2. The petitioner shall file a petition for a Final Planned Development Amendment, Plat of
Subdivision, Plats of Easement, and a Plat of VVacation for the Lynn Gremer Court right-of-way
no later than one (1) year after Village Council approval if said approval is granted. If a petition is
not filed within one (1) year, any approvals gained from this petition for a Preliminary Planned
Development Amendment shall be null and void. The building elevations and site plan shall
substantially conform to any plans approved by the Village Council and Plan Commission.

3. Prior to the Plan Commission consideration of the Final Planned Development Amendment, the

following comments shall be addressed:

a. A revised stormwater grading plan shall be provided that addresses stormwater
conveyance for the western portion of the Green Acres Subdivision.

b. The site shall provide for overland flow routes from Davane Lane through the site and
across Fairview Avenue without negative impacts to the site or Fairview Avenue.

c. Best Management Practices for stormwater quality shall be implemented on the site.

d. All executed utility easements shall be abrogated, and new easements shall be provided
over all relocated utilities, stormwater facilities and overland flow routes.

e. The Village shall assume ownership of the water main and water appurtenances. As
such, easements shall be provided over all water main pipes, valves, fire hydrants and all
other water appurtenances.

f. A photometric plan shall be submitted.

The existing Lynn Gremer Court right-of-way shall be vacated.

The four proposed apartment buildings and the existing single-family residence shall have an

automatic sprinkler system installed throughout. All areas of each building shall be protected.

6. The four proposed apartment buildings and the existing single-family residence shall have a
manual and automatic detection system installed throughout. All detection systems shall be tied
into the Downers Grove Alarm Board. All areas of each building shall be protected.

7. A fire hydrant shall be located within 100 feet of each proposed and existing building’s fire
department connection.

8. Each proposed apartment building shall have one main electrical disconnect or a shunt trip system
that cuts power to the entire building.

9. Prior to the issuance of any development permits for the Auxiliary Campus development, the
petitioner shall pay to the Village a total of $90,837.34 as school and park donations ($63,691.89
to Downers Grove Park District, $20,932.49 to Downers Grove Elementary School District 58,
and $6,212.96 to Community High School District 99) subject to verification by the Department
of Community Development.

o~
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Staff Report Approved By:

Tom Dabareiner, AICP
Director of Community Development
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To:  Stan Popovich July 18, 2008
From: Stephen Stewart
Re:  Retirement Community Comparison

As you requested, I have attached two expanded comparative worksheets showing
additional descriptions of the twelve retirement communities, including Fairview Village,
cited in the Tracy Cross & Associates (TCA) study. As you will recall, TCA is the
organization which supplies real estate data to the Chicago Tribune. They are a highly
respected organization and concluded the Fairview auxiliary expansion project “will have
no detrimental impact upon local home values”.

As you will see from the summary worksheets, as well as the myriad supplemental
zoning schedules, these communities cover a wide spectrum of scenarios. In addition,
you will see most operate on an entry fee model, similar to Fairview, are built on
significantly sized campuses of 20 acres or more, similar to Fairview, and serve hundreds
of seniors, similar to Fairview.

As has been clearly shown from the TCA study, retirement communities ranging in size
up to twice the size of Fairview have had no detrimental impact upon local home values
(80 acres at Luther Village, 60 acres at Friendship Village, compared to 40 acres at
Fairview Village). An expansion of Fairview Village by under three acres, onto a failed
single-family home development site, will not negatively effect home values.

Thank you.



Proposed Findings:

(1)

()

©)

(4)

The extent to which the planned development meets the standards of this Article.

The development as proposed meets all preconditions to findings mandated by
ordinance for projects within the District.

The extent to which the planned development departs from the zoning and subdivision
regulations otherwise applicable to the subject property, including but not limited to, the
density, dimension, area, bulk, and use, and the reasons why such departures are
deemed to be in the public interest.

The development as proposed meets all proposed District standards with the exception
of density.

The method by which the proposed plan makes adequate provision for public services,
provides adequate control over vehicular traffic, provides for and protects designated
common open space, and furthers the amenities of light and air, recreation and visual
enjoyment.

The low intensity of this residential project coupled with the fixed location of buildings,
below ground parking of residents' vehicles, single point of access to Fairview Avenue,
low traffic volume generated by the project and intense landscaping are deemed
adequate and are assured by the fixed nature of the project once approved.

Conformity with the planning objectives of the Village.

The residential designation of this property continues and protects the Village's goal that
this area be preserved for residential uses.
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Consulfing Engineers

MEMORANDUM and Surveyars
STORMWATER MANAGEMENT Civil, Municipal, & Traffic
820 Lakezide Drive, Suite 5
Ta: Mr. Steve Stewart Gurmee, lliinois 50031
President iel BA7 855 1100 fax 847 855 1115
Fairview Ministrics www gha-engineers.com

I'rom: Michael T. Shrake, PE. #4775

Re: TFaimiew Ministries
Auxiliary Campus Development
Dawners Grove, Hlinois

Datc:  July 2, 2008

Per your reguiest we are providing this memo in regards to the rexquired stormwater management [or the proposed
Fairview Village Auxiliaty Camipus Development. The required stormwater detention for the proposed
development was approved by the Village of Downers Grove. The pond improvements are currently under
construction on the main campus, as part of the overall slormwater management for both parcels,

The ponds arc being lowered, enlarged and enhanced (o support boih this project and the proposed changes to the
main campus. The required storm sewer to transmit the stormwater from the west side of Fairview to the east side
1s already in place and will be utilized to serve the proposed development.

If you have any questions or comiments, please feel free lo call.

e- mema.doe

Main Qifice; 830 Forest Edge Drive, Vernan Hills, inois 60081
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GEWALT HAMILTON
ASSOCIATES, INC.

Cansulting Engineers
and Surveyors

Civil, Municipal, & Traffic

Copy: Mr. Steve Stewart — Fairview Ministries 820 Lakeside Drive, Suite 5
Mr. Frank Muraca — Arch Consuiting Lid Bumae, Imnois 50031

I w0l 847 855 1100 fax 847 855 1115
From: Daniel P. Brinkman, P.E., PTDE@ B -

TRAFFIC PLANNING STUDY

Ta: Mr, Bill Meyers — Fairview Ministries

Wi gk a-engineers.com

Date: June 26, 2008

Subject: Proposed Auxiliary Campus
Fairview Village
Fairview Avenue
Powners Grove, [linois

PART i. PROJECT CONTEXT AND SUMMARY STATEMENT

GEwWALT HAMILTON ASSOCIATES, INC. (GHA) has investigated the traffic planning requirements of the
proposed Fairview Village Auxiliary Campus The approximately 3-acre subject siie is located along the
west side of Fairview Avenne south of 63" Sireet in the Village of Downers Grove, Tllinois (see Exhibii
I). Per the September 10, 2007 concept plans prepared by AG Architecture (See dppendix [}, the
Auxiliary Campus will be comprised of 32 Independent Living apartments in four buildings, The subject
site 1s currently subdivided for 7 single family Jots and is improved with an existing cul-de-sac and one
single family home.

Our study fIndings are discussed below and various recommendations are offered for vour consideration.
Exhibits vreferenced in the text are centrally located in the Technical Addendum at the end of this report.

Brietly summarizing, we believe that the additional traffic generated by the proposed Auxiliary Campus
deveclopment represents a negligible impact to the existing roadway system and compares favorably with
the fraffic volumes generated by a 7-lot single family subdivision,

PART 2, BACKGROUND INFORMATION
Roadway Network Discussion

Fairview Avenuc 1s 2 north-south collector route through the Village of Downers Grove. North of Ogden
Avenue, Fairview is under the junisdiction of the DuPage County Division of Transportation {DCDOT),
but along the subject site it is under local junsdiction. Along the site frontage, Fairview provides cne
travel lane in each direction separated by a full width painted median. A separate southbound left turn
lane is provided at the northem access to Fairview Viltage (Village Drive). Left turns inte Lynn Gremer
Court are mede from a painted Two Way Left Twrn Lane (TWLTL). No separate right furn lanes are
provided at the access or adjacent local sireets. The posted speed limit on Fairview along the subject site
is 30-mph.

Exfibit 2 provides a photo inventory of current operations along the subject s1te and Village Drive
North.

Main Office; 850 Forest Edge Drive, Yernon Hills, lllineis 60061



Fairview Village — Awuxilicry Compus
FFairview Avernue
Downers Grove, 11

Existing Traffic

GHA conducted Weckday Moming (7-9am) and Evening (4:00-6:00 pm) peak period traffic counts in
the site vicinity on Thursday June 5™ Thcse times were choser, because they will coincide with the
highest combination of background and anticipated site generated traffic. Exhibit 3 illustrates the
existing peak hour volumes which occurred from 7:15-8:15 AM and from 5:00-6:00 PM.

No unusual delays occurred during the counts such ag foul weather (e.g. heavy snowfall or rain), road
construction, or emergency vehicle activity that would adversely affect the volumes or travel pattams.

Existing traffic count data is provided in Appendix Il.
PART 3. FPROJECT TRAFFIC CHARACTERISTICS
Traffic Generations

As previousty noted, the proposed Auxiliary Campus development will be comprised of four buildings
totaling 32 Tndependent Living Units. Anlicipated Moming and Evening Peak Hour Traffic volumes as
well as estimated Daily Volume for the project are tabulated in ExAibit 4 and were generated based on
rate information published in the 7% Edition of the Institute of Transportation Engineers (ITE} manuai
Trip Generation. As can be secn the estimated Peak Hour volumes arc very limited, generally fewer than
3 vehicles during the Peak Hours and an anticipated total of just over 110 vehicle trips on a Daily basis.
For compatison, we have included similar calculations for a single family development of 7 homes (the
current zoning for the subject site). As can be seen, Peak Hour volumes are similar with the proposed
development generating more cars on a daily basis.

Trip Distribution

Trip distribution for the Auxiliary Campus development was generally based on the existing count data
and observations at the north Fairview Village access. Traffic volumes are cxpected to be fairly evenly
split, with slightly morc traffic oriented to and from the north than the south along Fairview Avenue
during the weeskday Morning and Evening Peak Hours.

Property Access
Per the AG Architecture Plan, the Auxiliary Campus will be served via two full movement driveways

along Fairview. One will be in the location of the current cul-de-sec (Lynn Gremer Court) with a second
driveway located approximately 190 feet further south.

Gewalt Hamilten Associates, Inc. — Page 2



Fairview Village — Auxiliory Campus
Fairview dvenue
Dovners Grove, IL
FART 4. EVALUATION

Traffic Assignments

The iraffic generated by the proposed Auxiliary Campus was “assigned” to the adjacent roadways via the
Fairview Avenuc accesses based on the project characleristics (see Exhibit 4). Auxiliary Campus traffic
is ilustrated in Exhibit 5 and combined with the Existing Traffic (sec Exhibit 3) to yield the Total traffic
assignment, which is presented, in Exhibis 6.

Intersection Capacity Analyses

Capacity analyses were conducted at the Fairview Averme intersections with Village Drive North and the
proposcd site access (combined volume at a single location for conservative estimate). The analysis
parameters arc listed in Exhibit 7 Part A, as published in the Transportation Rescarch Board's (TRB}
2000 Highway Capacity Manual (HCM). At signalized iniersections, Level of Service (LOS) reports
operations using the letter designations “A” (best) through “F* (worst) and measures the average control
delay per vehicle in seconds. Usually, LOS C is referred to as providing “design™ operations and LOS D
is tho lower threshold of “acceptable” operations. LOS 1 and F are usually considered as being
“unacceptablc”.

At unsignalized intersections, the HCM methodology reports the results differently for Two-Way Stop
Controlled (TWSC) or All-Way Stop Controlled (AWSC) intersections. For TWSC intersections, LOS
is reported for conflicting movements on the major street (i.e. left turns onto the minor approach) and for
cach movement on the stopped approach. Approach “control delay” is also teported in seconds pet
vehicle. Results of AWSC analyses are slightly different. LOS is reported for each stopped approach as
well as an average overall intersection “control delay” in seconds per vehicle. LOS C and ID continue to
be considered “design” and “acceptable™ operations respectively.

The current travel lanes and operations were used for testing the impacts of the proposed Auxiliary
Campus development. Bxhibit 7 Part B summarizes the results.

As can be seen, all movements into and out of the Fairview Village and Auxiliary Campus gites are
expected to operate at or above the “Design™ LOS C during the Peak Hours, By reviewing the combined
access drive volumes at a single location twe are able to consider the maximum traffic volumes
anficipated at sither of the two site access drives.

PART 5, SITE PLAN ELEMENTS
Site Cirenlation

As shown on the AG Architecture site plan (See Appendix 1), two, two-way access drives onie Fairview
Avenue are proposed. The northern drive will be used by residents and visitors, and the southern drive is
anticipaled only for resident use as it leads directly to the underground parking parages. The drive aisle
widths and surface parking stalls appear to meet or exceed all Village standards, with the exception of
providing accessible spaces. Per Village Zoning Ordinance, there should be at least one accessible space
for the 16 surface gpaces provided on the northern half of the Awaliary Campus. Given the anficipated
users, we would recomraend that at least two accessible spaces be provided, one north and one south of
the entrance drive aisle.

Gewalt Haomilton Associates, Inc. — Page 3



Fafrview Village — Auxiliary Campus
Fairview Avenue
Downers Grove, IT,
Parking

The AG Architectare site plan proposes 16 surface parking spaces and it is our understanding that each
building provides 2 spaces per unit (16 underground) spaces, The Village’s Zoning Ordmance requires
0.6 spaces per dwelling unit for Independent Living units so the proposed parking is more than sufficient
to nteet the Village’s requirements.

Pedestrian Links

There is currently a public sidewalk along the entire Fairview Avenuc frontage. Pedestrian links are
proposed from the buildings to Fairview through a series of connected waikways which should be more
than sufficienl to accomimodate the anticipated pedestrian traffic. Accessible sidewaik/curb ramps should
be provided at each roadway connection / crossing.

PART 5. SUMMARY

In closing, wo believe that the walfic generaied by the proposed Auxiliary Campus represents a
negligible impact to the area roadways and can be readily accommodated by the proposed access syslem.
Parking supply exceeds Village requirements and should be more than sufficient for the anticipated
uSers.

PART 6. TECHNICAL ADDENDUM

The following Exhibity were referenced. They provide technical support for our observations, findings,
and recommendations discussed in the text.

Exhibits.

Site Location Map

Photo Tnventory

Existing Traffic

Projeci Traffic Characteristics
Auxiliary Campus Traffic
Toral Traffic

Intersection Capacity Analyses

T N e

Appendices.
I AG Architecture Sise Plan (veduced to 11x17)
Il Existing Traffic Counts
IIL Capacity Anafvsis Printouts

3853.905 Fairview Aux Campus TPS-062608.doc

Gewalt Hamilion Associates, Inc. — Page 4
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1 Agency/Co.
Date Performed
Analysis Tirme Period

LFE
GHA

B/16/08
Al PEAK

TWO.WAY STOP CONTROL SUMMARY

1E A
Intersection FAIRVIEW @ VILLAGE N
Jurisdiction LOCAL
Analysis Year EXISTING

Project Description

FAIRVIEW VILLAGE AUX CAMPUS

East\West Street: VILLAGE DRIVE N

North/South Sfreet: FAIRVIEW

Intersection Orientation:

R

alor Streat

North

Souih

Study Period (hrs): 0.25 l n

Movement

|—

3
R L T R

Volume (veh/h)

Pesk-Hour Factor, PHF

Hourly Flow Rate, HFR
(vehvh)

¥
0.80 0.80 0.80 0.90
7 21 232 &

Percant Heavy Vehicles

- 2 — _

!Madian Type

Two Way Leff Turmn Lane

RT Channelizad

H 0

|.anes

)

-
-y
<

Configuration

TR L T

" Upstream Signal
t Minor Street

|

-1

a

o .1

Eastbound

Westbound

Moveament

9 i0 11 12

* Volume {veh/h}

Peak-Hour Factor, PHF

¢ Hourly Flow Rate, HFR
{veh/h)

Percent Heavy Vehicles

Percent Grade (%)

Flared Approach

Storage

RT Channelized

Lanes

=]

<
-

Canfiguration

Petaiiaeie:

MNorthbound

uthbound

Movernent

1

4

7 § 10 11 12

Lane Configuration

L

|v (vehih)

21

' (m) {vehih)

943

494 477

WG

0.02

000 Q.01

95% queue langth

0.07

0.01 0.04

Control Delay (s/veh)

12.3 2.6

LOS

Approach Delay (sfveh)

12.6

Approach LOS

B
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TWO-WA'I;' STCOP CONTROL SUMMARY

Analyst DOPB Intersection FAIRVIEW @ VILLAGE N
Agency/Co. GHA Jurisdiction LOCAL

Date Performed &/16/08 Analysis Year TOTAL

Analysls Time Periad AM FPEAK

Project Description  FAIRVIEW VILLAGE AUX CAMPUS

EastWest Street:. VILLAGE DRIVE N Narth/South Streat:  FAIRVIEW

ot

. |Intersection Orientation:  Norfh-South

R

Study Perlod (hrs):  0.25

i { i S et B b
ajor Streat Northbound southbound
Movement 1 2 3 4 5 6 .
L T £ L T R
Volume {veh/h) 571 7 19 210
Peak-Hour Factor, PHF G.20 0.80 0.80 .80 0.90 .90
E‘;‘r‘ﬁ) Flow Rate, HFR 0 634 7 21 233 0-
Percent Heavy Vehiclas 0 - - b4 — -
Median Type Two Way Left Turn Lane
~ RT Channglized g o
. Lanes 0 1 0 1 1 0
Configuration TR L T
* Upstream Signal 0 4]
- Minor Street — Easibound Westhound
Movement 7 ] 2] 1D i1 12
L T R L T R
- Malume (veh/h) 2 6
Pezk-Haur Facior, PHF 0.90 0.90 0.80 2.90 (.90 Q.90
: Eroellﬂg)l:mw Rate, HFR o 0 0 0 §
Percent Heavy Vehicles g 0 0 0
Percent Grade (%) 4] 0
Flared Approach N M
Storage 0 0
RT Channelized ¢
- Lanes 0 4 4] 1 1] 7
Configuration L R
Approach Morthbound Southbound Vifestbound Eastbound
IMovement 1 4 7 8 g 10 11 12
Lang Configurafion L L R
[v fveh/h) 21 2 g
'C (m) (veh/h) 943 493 477
. o 0.02 £.00 0.01
G5% queus length 0.07 g.07 0.04
Contral Delay {siveh) 89 12.3 12.6
LOS A B E
Lﬂ\ppruach Dalay (sfveh) — - 12.6
Approach LOS - - B
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Anaiyst DrPB Intersection FAIRVIEW @ VILLAGE N
Agency/Co. EHA Jurisdiction LOCAL
Dats Performed &/16/08 Analysis Year EXISTING
Analysis Time Period PM PEAK
. iProject Description  FAIRVIEW VILLAGE AUX CAMPUS
Narth/South Street:  FAIRWEW

‘EastWest Street:

VILLAGE DRIVE iV

Norfh-Soulth

-

Study Period {hrs).  0.25

B

Movament 1 2 3 4 5 6 ..
L T R L T R
Volume {vehih) 453 3 o g24
Paak-Hour Factor, PHF 0.90 .80 .80 0.890 0.90 0.80
| EI;L;;J%FIOW Rate, HFR o 503 3 10 915 0
Percent Heavy Vehicles 0 - - 2 -- -
Median Type Two Way Left Turn Lane
RT Channelized ol 0
L anes 0 7 0 7 1 {0
Canfiguration TR i ¥
- Upslream Signal 4 4
. Minor Street Eastbound Westhound
Movement 7 (] 2 D 11 12
L L T R L. T R
' Volume (vehih) 5 19
’rPeak—Hour’ Factor, PHF ¢.80 0,90 0.90 0.80 {3,980 .90
. Hourly Flow
; (&ehfﬁ] ow Rate, HFR 0 0 a 0 27
Fercent Haavy Vehicles 0 0 Q 2 ) 2
"Percent Grade (%) 0 0
Flared Approach N N
Siorage 0 0
RT Channslized 4] 4]
Janes { [4] 0 7 0 1
Configuration L [

Approach Narthbound Southbound Wastboune Eastbound
Movement 1 4 7 8 9 10 11 12
Lane Configuration L L R
v (veh/h) 10 & 21
'C (m) (vehin) 1053 350 566
vic 0.01 a.07 0.04
85% queus length 0.03 0.04 0,11
Control Delay (sfveh) 8.4 15.4 11.8
L OS A C B
Approach Delay {s/veh) — — 12.3
Approach LOS - - B
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TWO-WAY STOP CONTROL SUMMARY

Analyst ol tritersection FAIRVIEW @ VILLAGE N
Agency/Co. GHA Jurisdiction LOCAL
Date Performed 6/16/08 Analysis Year TOTAL
Analysis Time Period P PEAK
, P_mject Description  FAIRVIEW VILLAGE AUX CAMPUS
IEasiNl."esl Street: VILLAGE ORIVE N North/South Strest;  FAIRVIEW
. intersection Crientation:  Norifi-Souih Study Period (hrs). 0.25
Major Street Morthbheound Southbound
Movement 1 2 3 4 5 &
) L T R L T R
Volume {veh'h) 454 3 g 824
Pask-Hour Factar, PHF 090 0.80 0.50 .96 .80 0.9¢
gzﬂmr)Finw Rate, HFR 0 504 3 10 515 a.
. Percant Heavy Vehicles J - - 2 - -
Median Type Two Way Left Tum Lane
AT Channelized { 0
 anes g i 0 1 i 0
Configuration TR L T
* Jpstream Signat J - 0
: Mi_n'or Street Eastbound Westbound —
Movemant 7 5] g 10 11 12
o L T R L T R
+ olume (veh/h) 5 19
Peak-Hour Factor, PHF 0.80 .94 0.0 .90 .80 (.00
::‘Iraeﬁt"{lg)Flow Rate, HFR 0 0 0 5 o 24
Percent Heavy Vehicles 4 2 { 2 a 2
. Hercent Grade (%) 4] ¢
“lared Approach N N
Storage 0 0
AT Channslized 0 0
_anes 0 0 0 1 0 1
Configuration L R
Approach Northbound Southbound Westbound Easthound
Movement 1 4 7 B L 10 11 12
-ane Configuration L L I
[v {ven/n) 10 5 21
'3 (m} (veh/h) 1058 350 566
tfe 0.07 0.0 0.04
95% queue length 0.03 004 .12
Sontrol Delay {s/veh) 8.4 15.4 71.8
cOS A c B
Approach Delay (s/veh) - - 12.3
Approach LOS - — B
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Analyst

TWO-WAY STOP CONTROL SUMMARY

DPR Intersection FAIRVIEW @ AUX CAMPUS
Agency/Co, GHA Jursdiction LOCAL
Date Perfarmed 641 6/08 Analysis Year TOTAL
; Analysis Time Period AM PEAK
IProject Descriplion  FAIRVIEW Vi { AGE AUXTLIARY CAMPUS - COMBINED VOLUMES
East'West Street:  FAIRVIEW AUX CAMPUS Nerth/South Street:  FAIRVIEW

Tl - T

Study Period {hrs). (.25 _
Ty ey I oA Pracy pr = —

- Major Sfreet Northbound Southbound
[Movement 1 2 3 4 5 i) .
L T R L 1 R
Volurme {vehth} 1] 577 228 i
- Peak-Hour Factor, PHF .90 0.90 0.9 (.80 .90 (.90
|:—il;l|11r’lli':r}FIow Rata, HFR 0 641 0 o 255 1
Perpent Heavy Vehicles 2 - — 0 — -
Madian Type Two Way Leit Turm Lana
RT Channelizad 0 i
Janes 7 1 o) i 1 (1]
LConfiguration L T TR
. Upstrear Signal [¢] 0
Minar Street Eastbound Westbound
IMovernent 7 3 9 10 11 12
: L T R L T R
. Yolume {vehh) i 7
Peak-Hour Factor, PHF .80 .86 (.80 0.80 Q.90 0.90
| .:’Zﬂmf}ﬂow Rate, HFR. q 0 1 o 0 0
Parcent Heavy Vehicles 2 2] 2 ) [ U
Parcent Grade (%) g g
Flarexi Approach N N
Siorage g 0
T Channelized 0 {0
—anes 0 {J 0 0 i 0
LR
: ks '-'-‘li:- b : L pu iy e
Morthhound Southbound Westhound Easthound
|anement 1 4 7 8 9 10 11 12
-ane Configuration L LR
v {vehih) 0 2
' {m) (vehih) 1311 591
e Q.00 0.00
B5% quaue length 0.00 0.01
—antrol Defay (s/fveh) 77 71.1
05 A B
Approach Delay (sfveh) - - 11.7
Approach LOS - - B

Capwighl © 2004 University of Florida, Ali Righls Reserved

HCE+ ™ vgrsian 5.24

Generated: GHE/G8  10:22 AM



TWO-WAY STOP CONTROL SUMMARY

Ana!yst oPE Intersection FAIR V.-'E W @ AUX GAMPUS
Agency/Co, GHA Jurisdiction LOCAL
Date Performed 671608 Analysis Year TOTAL
(Analysis Time Penod Pl PEAK
- IProject Description  FAIRVIEW VILLAGE AUXILIARY CAMPUS - COMBINED VOLUMES
- East/West Street:  FAIRVIEW AUX CAMPUS Norih/South Sireet.  FAIRVIEW

' Major Street

. ,tntersecz:on Drlentatlc:-n North-South

Study Period {hrs}: §.25

Noarihbound Southbound
Movement 1 2 3 4 5 (4]
. L T R L T R
“Volume (veh/h) ¥ 472 833 2
Peak-Hour Factar, PHF .90 .90 0.80 .94 .50 0.90
. ';‘;‘;:,E}F["W Rate, HFR 1 524 a 0 925 2-
Percent Hegvy Vehicles 2 - — { - --
Median Typs Twa Way Left Turn Lane
AT Channelizad 4 0
(-anes 1 1 ¢ 0 7 b
]Cmﬁguraﬁon L T R
" Upstream Signal 4] o)
© Minor Street Eastbound Westhound
Movement 7 i) 9 10 11 12
; L T R L T R
© volume (veh/h) 1 ]
IPeak-Hour Factor, PHF 0.50 0.90 0.90 0.90 0.90 0.80
; 121;5?) Fiow Rate, HFR, y 0o 0 0 0 0
Percant Heavy Vehiclas 2 ad 2 a i, 0
. Pereent Grade (%) 0 1]
Tlared Approach N N
Storage 0 o
3T Channelized o g
—anes 1] 0 0 4] 0 4
Confi guration LR

Appruach Northbound Southbound Westbbund Easibound
Movement 1 4 7 8 L] 10 11 12
-ane Canfiguration L LR

lv (veh/h) 7 7

"2 (m) (veh/h} 737 330

e 0.00 .00
|95% queve length 0.00 0.01
~ontrol Delay {sfveh) 9.9 14.9
0S5 A c
IApproach Delay (sfveh) - - 5.0
\pproach LOS - — C
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INTRODUCTION

At the request of VibrantLiving Communities and Services, Tracy Cross & Assoclates, Inc. evaluated the
market potential for continuing cara residential development in Downers Grove, DuPage County, lllinois.

Objectives

Methadology

Specifically focusing upon the development of lifestyls-orented independent
living residences within a 2.28-acre parcal aligning Lynn Geimer Court, wast of
and contiguous to Fairview Avenue, this analysis establishes the following:

a

Conclusions regarding the depth of the Downers Grove area for service-
enhanced housing having a directed appeal to mature housseholds aged
856 and older based upon demographlc, income and wealth
characteristics of householders in Downers Grove and its surrounding
west suburban environs.

Conclusions  regarding the overalt marketability of 32 lifestyle
independent living residences as conceplualized by VibrantLiving
Communities. These conclusions ara based upon factors associated
with the location of the property, the perfformance of competing west
suburban continulng care retirement communities (CCRCs), and the
near femm demand outlook for service-enhanced continulng care
devalopment in the Downers Grove area.

An assessmant of the potential Impact of the proposed development
upon lacalized home values.

In meeting these objsctives, our firm conducted a series of inter-related research
investigationa that included the following:

Q
Q

A full investigation of the subject praperty and its immediate environs.
A thoraugh review of the exlsting Fairview CCRGC community.

A comprehensive analysis of various factors of influence upon servica-
enhanced congregate and continuing care residential demand potentials
over the near term, focusing specifically upen the Downers Grove Market
Area, dafined for purposes of this analysis as the host DuPage Gounty in
its antirety, along with the neighboring townships of Lyons, Provise and
Riverside in western Cook County.

A complete evaiuation of the competitive residential anvironmant, with a
particular emphasis upon congregate and continuing care housing
altematives.

An extensive review of residential projects in the planning pipeline,
focusing upon those future communities likely to appeal to tha mature
CONSLUMET.

Page 1
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Market Support Analysis

Wast Falrview Avenue Property
Yibrantl.lving Communities & Services
Bowners Grove, lllinals

The Report This report is divided into three sections together with an Appendix which
integrates siatistical and competitive data. Of particular importance is Sectlon 1
wiich provides detailed conclusions and recommendations. Not fo be dismissed,
however, are the remaining two ssections which can be described as
fundarmantais. Sectlon 2, for Instance, defines the market arsa based upon all
demand-related variables, while Section 3 concludes with a thorough analysis of
the srea's compaetitive environment,

Genaral

Limmifing

Conditions Tracy Cross & Associates, Inc. has made extensive efforis to confirm the
accuracy and timeliness of the Information contained In this study, Such
information was compiled from a variety of sources, including interviews with
developers and thelr agenis, government officials, and other thid parties.
Although Tracy Cross & Associates, Inc. believes all information in this study is
correct, it does not warrant the accuracy of such information and assumes na
responsibility for inaccuradias in the information provided by third parties.

Certification

And Signature This analysls represents our cbjective and independant opinion regarding the

market potential for lifestyle, service-enhanced continuing care retirament
devalopment in Downers Grove, DuPage County, Iifinois as certified below:

TRACY CROSS & ASSOCIATES, INC.
An linois Corporation

By: Qgr /-_F—' . By: Méflﬂ éfz—ﬁﬁﬁg’/

G. Tragy Cross U HollyAnééageny
Is: Fresident Its: Vice President-Client Services

Date: February 29, 2008
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1. CONCLUSIONS AND RECOMMENDATIONS

The West Fairview Avenue properly is a 2.28-acre parcel allghing Lynn Geimer Court, west of and
contiguous to Faindew Avenue in Downers Grove, DuPage County, llincis. The property ls anvisioned to
incorporata a lifestyle, service-enhanced residentiai community developed in conjunction with planned
realignment of Fairview Villege, & VibrantLiving Communities & Servces community situated directly east

of the site,

The Subject
Properly

CONCEPTUALIZED LAND USE PLAN: WEST FAIRVIEW AVENUE FROPERTY
BDOWNERS GROVE, IL

Source: Vibraniliving Communities and Sorvices

Formeriy slated for seven single family homes, the subject property has been
cleared and graded, with utliities and services, including curbing, installed on s
private cul-de-sac street. A completed former motal home wilf be converted for
other uses; however, the exterior of this stnucture will be maintained. It is also
understood that a detention area afigning Fairview Avenue will be re-engineerzd
and connected 1o the lske system on the Fairnview Village campus, thereby
improving drainage and siting opportunitias within the property.

The immediate environs are primarily residential in nature as, for example, in
addition to the Fainiew Village Campus, numerous older, privately-owned walk-
up apartment buildings align the east side of Fairview Avenue. Adijoining

Page 1.1
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Market Support Analysis

West Fairview Avenue Propetty
VibrantLiving Communities & Servicas
Downers Grove, lllingis

Acress

Shopping And
Ancillary Services

properlies to the north, west and south are a mixture of established older homes,
some of which have been eamarked for teardown and replacement, along with
nawer semi-custom/custom single family homes built principally betwsan 1997
and 2002. Statlstics garnered through the Multiple Listing Service of Northern
lllinois (MLS) reveal that these newer homes Initially sofd at prices ranging from
$400,000 to $650,000. While resales of proximate newer homes have yet to be
recorded by the MLS, based upon appreciation levels achlevad locally, these
newer homes generally reflect current estimated values of $600,500 to $850,000.
Similarly, homa values among proximate oldar homes currenfly average
$370,000 compared o an average of $237,500 noted in 20062,

The subject property is well sltuated relative to regional employment
concantrations as well as major ransportation systems. For example, In addition
to Fairview Avenua, 63 and 75" streets, along with Cass Avenue represent
primary east-wast and north-south arterials serving the general area. Within
three miles of the site, these roadways link the property with the [-284/55/88
highway systems, as wall as Routes 83 and 34/Ogden Avanue, thus affording
area residents aease of access fo corporate campuses in, for example,
Westchester, Oak Brook, Naperville, Eimhurst and, of course, Downers Grove,
as well as O'Hare and Midway aimports. METRA service is also available at the
Burlingtonr Northem Sante Fe station in downtown Downers Grova. Trains from
this location reach Chicage's Union Station in approximately 40 minutes.

While daily consumer necessities are readily avallabls in the numerous strip
shapping centars aligning {particularly} 63" and 75" streets, the central business
district of Downers Grove has long served as a vibrant commerciat center of the
near west suburbs.  Civic leaders have pro-actively orchestrated major
renovation of tha central business district over the last decade, preserving
landmarks such as the Tivoli Theater and maintaining the village's reputation as
a thriving deslinalion for shopping, dining and entertainment. Downtown
Downers Grove s host to 2 wide variety of retailers, specialty shops, art galleries,
casuzl and fine dining establishments, banks and ather daily consumer services.
In addition, the lifestyle Oak Brook Center, offering a concentration of upscale
retallers such as Nieman Marcus, Bloomingdales and Nordstrom Is a mera 10-
minute drive tima northeast.

Apart from the heaith center on the campus of Fairview Village, several major
medical facilities are proxinate o the subject site. In Downers Grove ltsalf, Good
Samaritan Hospital, a member of the Advocate Health Care system, is a 350-bed
medical campus featuring a Level | Trauma Center, and acclaimed cardiac and
cancer care programs. In addition, Loyola Medical Center and Hines Vetsrans
Hospitat, both located in west suburben Maywood, are alse within a 25-minute
drive of the site.
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Market Support Analysis

Weasf Fairview Avenue Property
VibrantLiving Communities & Services
Downers Grove, lllinois

Falrview Village-
A Perspective

Opened in 1995, Fairvlew Village is a 274-unit continuing care retirement
community. Within the attractively fandscaped 42-acre campus sefting, Fairview
Vitiage offers 218 living units disttibuted among a series of mid-rise residential
buildings, along with 58
cottages developad In dupiex
and ranch villa configurations,
and a health care center which
features 57 assisted llving
efficiencies and a 142-hed
skillad care facility providing
special needs and nursing care
for fral eldery residents. At
this writing, the assisted Hving
center is fully occupied, while
only five {5} living units and
cne (1} cottage are availabla,
translating te a tight vacancy
leval of 2.2 percent (in this
housing sector, vacancies in
the 5.0 to 7.0 percent range
are consldared balanced). Feirview Village cumrently maintains a waiting list of
60 pre-qualified applicants for residency in the existing facilities.

The campus environment offers a variety of social and recreational opportunities
for residents including a community dining room, arts center, lounges, & library,
as well as watking paths with strategically placed gazebos and benches for
passive raflection. Fairview Village also actively promotes community service
pregrams such as PEP (People Energized Through Purpose) which includes
mare than 20 outreach programs such as inter-generational tutoring, English as a
second language classes, wellness programs, community lectures, etc. The
residanis also operate the Red Bam Resale and Gift Shop, with proceeds
canfributed to Fainview Village endowment funds. Campus facilities are also
available for public gatherings. For example, the DuPage County Senior
Orchestra holds weekly practices in the community cultural center.

In order to maintain a quality lfestyle for existing and fuiure residents,
VibrantLiving Communities has embarked upon a revitalization of the main
campus which wiil ba phased over the next several years. Initigl re-development
plans call for construction of a new, stats-of-the art skilled care nursing canter
providing 103 private suites, along with an 80-unit assisted living wing. A new,
inter-connected 46,267 square foot community center will also be constructed
offering dining rooms, lounges, an inter-faith chapel, arts and activiies cantar, g
fithess and aquatic center, and othar social and service areas.

Residentially, tha main campus will also see development of approximately 183
indepandent living units. While specific unit pricing has yet to be determined, the
following table illustrates generaf unit types, sizes and fee structuras, provided for
perspeciive.

Page 1.3
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Market Support Analysis

West Falrview Avenue Properfy
VibrantLlving Communities & Services
Downers Grova, HHnols

@ PRELIMINARY PRODUGT MATRIX: FAIRVIEW VILLAGE CAMPUS LIVING UNITS
) . : let sze i o
‘Disfripution - S FHY . - Emiranes Pagt ! Serwce Fe:-:”'
One Badroom 23 118 880 $250,000 52,210
COne Bedroam +Den 43 218 1,060 339,040 2,385
Two Bedroom 59 306 1,260 382,000 2,565
Twa Bedroom+Den 39 202 1,350 448,000 2,740
Twa Bedroom+Den Deluxa 30 155 1,500 814,000 2,920
TofalWid. Average 193 0.9 1,203 384,187 #2574
) Reflects Tler | revised fe= siructure based upon single occupancy in 2007 dollars.,

Source: VibraniLiving Communities and Services, Fer Analvsis dated 12127,

it is further noted that the new prograrm wiE reflect a2 90.0 percent refundable
structure.  The entrance fee Includes 60 lifetime days of healthcare ang
discounted per diem rates thereafter. Monthly service fees will include one meal
daily, bl-waeekly housakeeping, weekly linen service, building maintenance, basic
utilities, scheduled transportation, an emergency call system. wellness programs,
use of the fitness center and pool, and priority access to the assisted living
andfor on-site health canter. An incremental entrancs fea of approximately
$18.,000, and $864 monthly, will be required for a secont occupant.

Constriction of initial phases is expecled to begin in mid-2004.

THE PROFPOSED DEVELOPMENT

Within the context of the overall axpansion of the Fairview Villaga campus, Vibrantliving Communities
has proposed the development of 22 lifestyle independant living residences within the West Falrview
Avenue property, which is the subject of this analysis.

As conceptuzlized, the 32 residences wilt be distributed in a series of twu-s!ory, elevator-served bulldings
developad over one level of subterransan parking. Each y

building will accommodate eight residences.  Architecturally,
the buildings wil resemble rowhcmes with masonry and
aesthetically pleasing accents in a color palette which
compliments not only the existing model home, but also tha
surrounding residential neighborhood. The property lksalf will .

be lushly landscaped and bermed to afford privacy for residents as well as the zdjoining single family
homes.

While residents of the proposed development will enjoy acoess io the campus-based social and
recreational facilities, this development would also feature a private on-site clubhouse, thus utitizing the
former single family model home. This masonry and stucco home features a wealth of luxury
appointments, including flooring, wooadwork and coffered ceilings of exotic woods, marble en-suite baths,
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Market Support Analysis

West Fairview Avenwue Proparty
YibrantLiving Communltias & Sarvices
Dewners Grove, lllinais

a gourmet kitchen, mulliple fireplaces, and an exercise area and 24-seat theatre/media room in the
finlshed basement. While preserving the character of the structure, afternative uses anficipate a
computer center, business cemnter, lbrary and social areas. Other options under consideration include the
potential avallabllity of & guest suite for use by residents and/or visiting dignitaries, guest lecturers, etc.
The clubhouse will also house an on-gite leasing and management office.

Each residence will contain 1,670 sguare feet of living area and feature two bedrooms, two baths, & den,
private in-unit storage, walk-in closets and a patio or balcony. Anticipating construction under LEED
certification guidelines, the residences will feature a number of standard luxury appointments such as
wooi floring, granite countertops and LEED appliance packages, including in-unit washers and dryers.
A variety of customn options and upgrades will slso be available. Each residence wilt be wired for internet
and cable service.

Prefiminary pro forma enfrance fees will bagin at $520,000, exciusive of premiums for enhanced view
anclfor [ocation. The entrance fea, which fs 90 percent refundable to the resident and/or their estate,
includes priotity admission to assisted living andfor skilled nursing facilities on the main campus and 60
[ffetime days of haalth care, with discounted per diem rates applied thereafter.

Monthly service feas ara anticipafaed to begin at $2,800 and include ona (1) deeded indoor parking space,
basic utllittes, all building maintenance and landscaping, property texes, monthly light housekeeping,
clubhouse membership, and ten {10) meals per month in the Fairview Village dining room. Other services
and amenities have vet to be determined.

GENERAL CONCLUSION

The market potentlal for continuing care rstirement development within the West Fairview Avenue
praperty Is viewed as favorable, with this general conclusion founded on the basis of the following:

i First and foremost, Fairview Village is an established CCRC community. Hence, development of
the 32 residences will benefit from in-place services and amenities, as well as ancillary support in
terms of service-oriented retail, proximate medical providers, banking and other consumer
conveniences.

a The Downers Grave Market Area, which encompasses the whole of DuPage County and portions
of west suburban Cook County, cummently supports some 18,880 households aged 65+ eaming
qualifying incomes of $75000 or more annually, This age- and income-qualifying hase is
expedcted to increase fo 25,418 houssholds by 2042,

a Applying assessments of annual mobility, along with statistical propensity to elect a service-
enhanced living environment, to the market area’s existing and projected age- and income-
quslifying hausehold base reveals that the Downers Grove Market Area is capable of absarbing
135 higher-priced CCRC/CIL {congregate independent living} units annwally during the 2008-
2012 timeframa. VibrantLiving Communities need only capture 10.0 percent of this annual
demand equation, or pre-lease 14 units yearly, in ordar to meet its pre-construction goals and
achieve a stabilized occupancy level of 86 percent (ar 30 units leased) within the anticipated
mariketing and construction cycle. This translates to an overall absorption aof 1.2 units per month,
a level considerzd reasonabla by any standard.
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Market Support Analysis

Wesf Fairview Avenue Proparty
VibrantLiving Communities & Services
Downers Grave, Hlinois

Tha projected entrance fees gensetally align home values in the overall markat srea. For
instance, focusing specifically upon recent sales of homes built at least ten years ago {which
likely represent the strongest component of maturing prospeclive consumers) reveals that in
2007, 18.3 percent of all dosings {944 homes) sold at pricas in excess of $500,000, lavels
consistent with the anticipated base entrancea faa of $520,010.

The projected entrance fees are also consistent with coffering prices among localized higher-
priced condominium developments. For instance, a comparably appointed condominium unit
currently carrles a base sales price of $513,545 which equates to a valug ratic of $281.86 per
square foot, with the proposed davelopment's projected per square foot ratio of $311.38 fully
supported when one factors the added security of the lifecare provision.

White vacancies among stabilized CCRC developments throughout the market area reflect a
relatively balanced market condition of 4.4 percent {152 of 4,014 units unooccupied); and new
market enfrants are currently absorbing at an average monthly pace of 3.2 per project, the
potential Impact of the downturn in the houslng market must be taken into consideration. Looking
forward, and considering that annual home appreciation rates will return to a more normalized
range of 3.5 to 5.0 parcent, coupled with @ moderating economy, extremely volstile financial
markets, and lengthening marketing periods for, espacdially, homes priced in excess of $500,000
{which now range from 218 to 326 days), it is highly likely that market factors wilt begin to impact
marketing efforts in the same fashion as they have influenced conventional move-down
altematives. In other words, the absarption rate will likely be more moderate than recent history
would predict.

In addition, the compelitive market will continue to intensify as, apart from expansion of Fairview
Village and new released units yet to be absorhed, thers are some 334 CCRC/CIL unlts currantly
in the planning pipeline, a number which could double pending future development decisions at
Manarch Landing. These factors lend further support to the expectation that sustaimabie
absorption of the Wast Fairview Avenue residences, at 1.2 units monthly, wil enable
VibranfLiving Communities to offer reasonable value in the markstplace, and remain fuity
consistent with the mave-down intentions of the profile consumer,

SPECIAL CONSIDERATIONS

Of specific concern to VibrantLiving Communities was the potential impact of the 32 CCRC resldences
upon home values in the adjoining singfe family neighborhood. Based upon an analysis of eleven
camparable CCRC communitles throughoud the metropolitan region, development of the West Fairview
Avenue program wifl have no detiimental impact upon Jocal home values. This conclusion is based
upon tha following:

Q

The eleven representative CCRC's ali co-exist within residential neighbarhoods of suburban
municipalities of at least comparable stature to Downers Grove. They include Luther Village in
Arlington Heights, The Garlands in Bamrington; King-Bruwasrf in Burr Ridge; Lexington Square in
Elmhurst, Westminsier Plece in Evanston; Washington Square in Hinsdale; Villa St Benedict in
Lisle; Plymouth Place in LaGrange; Beacon Hilf in Lombard, Maysfake Vilfage in Oak Brook
{which is also income-qualifying); and Friendship Village in Schaumburg.
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Market Support Analysis

West Fairview Avenue Propetty
VibranilLiving Communities & Services
Downers Grove, lllinois

As illustrated in the following tabla, during the most recent 2002-2007 pericd, home values
proximate to each aof the investigative developments have witnessed median increases gensrally
ranging from a low of 4.9 percent to a high of 13.9 percent per year. The sole exceptions are
noted in Burr Ridge and ©Cak Brook, whara madian home values in 2002 wers at ar exceeded the
$1.0 miliion dollar mark and hehce acvanced at a more measured pace of 2.0 percent annually
(on average).

@ HOME VALUE COMPARISONS - SELECTED SUBLUREAN AREAS: 2002 - 2007

Medlan Single Fam iby Hurme \J'aiuu:‘:

_ -Locateon
Luther vlage Adington Heightz | 328,000 §302 041 $271.206 $412,500 $320,000 8.3 58
The Garfands Barrington 929 642 457,959 428 261 B45,000 B55 BTG 5.2 +5.3
Kirg-E rayeaerl Bodair Park Burr Ridge M, B2 280 S80 200 790,000 1,315,000 +.B +.3
Fairviewr Villzge™ Pewriers Grave 330,114 261,345 237,504 406,000 370,000 85 +2.8
Lexington Souare Elnhurst 167,360 277,180 300,833 466,500 483,750 +H{.0 .5
Wesiminster Flace Bwanalon 197,305 417,935 512,750 550,000 681,500 5.5 57
Washington Souzna'® Hinsdale 256,600 60% 182 A50,000 1,038,000 1,702,500 +4.0 +138
WYilz 8. Banedicl Ligls 08,000 265,500 291 147 374,900 347,500 4.9 5.3
Plymouth Placa LarGrange 403,083 ard, 40 387 £00 555,000 625,000 +7.9 +9.6
Beacn Hill Lombard 136,525 244 227 229,684 277,500 292 S0 +5.1 +9
Mayslake valage™ Oak Brgok MA 681 A4R 1,473,376 937,000 1,650,000 +5.3 =57
Friendahip Village Sohaumry 170,300 252 758 304,206 334,000 418,500 +5.6 64

n Rapresents median price of single famity hames sald braugh the Motiple Listng Service of Morthern linols during vach respective hwelve-manth
pratiant

# Refiecls average weighted double corupancy sntmance foa fypically 805 refundable) arnang all hawsing products availakke as of December 2047,
does not [ndude ingemental monthly service fees,

™ Encompasses an approimate 0.5-mike radis of each CORE,

™ Awerage welghtad entrance fes includes all sxisting housing options as well as prefiminen fos estimates for the 192 apartments under devalopmen
on the main campus and the 32-unlt Fairview Avisnua program; daes net Includa ino remental mpnttly service fees.

) Entrancs fwe raflects a lifecars insurance pollcy.
% Age- and frcome-quaifying caramunily,

Source: Trcy Cmss & Assasistes, Ino, and Multipla Listing Service of Modhem lings.

| As this table also lllustrates, in virtually all cases, the rate of appreciation among those homes
most proximate to a CCRC facilily mei or exceeded e annual increase noted for the host
municipality as & whole. This trend is readily evidenced by appreciation rates achieved by those
older homes situated immediately proximate to the subject property, where values advanced by
5.8 percent annually, compared to the villege as a whole, where yearly home values advanced by
8.5 percant.

(I Motably, average entrance fees among all investigative pragrams fall close to the same value of
nearby surrounding homes. [solating upon the proposed West Fairview Avenue community, its
base entrance fee of $520,001 Is fully consistent with estimated home values of newer proximate
residences.
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2. SETTING THE STAGE

From an overall perspactive, the geographic area from which demand support for the West Fairview
Avenue development wilt emanate consists of an approximate twelve-mile radius encompassing the host
DuPage County in its entirety, along with portions of westem Cook County generally extending north from
the llinois and Michigan Canal to the Elgin-C’Hare Expressway/Devon Avenue, and west from Harlern
Avenue to the Kane County line.

@ GCEOGRAPHIC ORIENTATION: DOWNERS GROVE MARKET AREA,

Downers Grova Market Arex

Chitago Region
Sowiroas Tracy Cross & Assaciates, Inc. and Miooscl Sluets & Trips 2007

The selection of thls geographic quadrant, defined for purposes of this analysis as the Dowrners Grove
Market Areg, is based upon a number of factars, including: the location of the property in west suburban
Downers Grove; dependence upon sources of employment, fransportation and ancillary services such as
major medical facilities: demographic and socio-economic similarities of area residents; the alignment and
lacation of comparable service-enhanced senior housing communities; and points of origin of existing and
prospective residents of Fainview Village.

Submarket

Disaggregation As the Downers Grove Market Area is quite large, it is appropriale {o divide this
sub-area of the metropalitan region into twoe quadrants. The Primary Markef
Area (PMA) immediately surrounds the subject property and sncompssses
Downers Grove, Lisla, Milton, Naperville and York townships in BuPage County,
along with Lyons, Proviso and Riverside townships in western Cook County. The
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Market Support Analysis

West Fairview Avenua Properfy
VibrantLiving Communities & Services
Downers Grove, lilincls

Secondary Markat Area (SMA), in furn, adjoins the PMA to the north and
northwast, representing the remaining porfions of DuPage County, namely
Addison, Bloomingdale, Wayne and Winfield townships.

DELINEATION OF DOWNERS GROVE MARKET AREA
PMA AND SM

o -

¥ aiE e
L T Py wamet s ) Speondory WarkitArea, - -
Scumms: Tracy Cross & Assochabes, e and Mcrosoft Stk & Trips 2007

For clarity, the following table also delineates the constituent municipallties of the
Downers Grove Markel Area,

DOWNERS GROVE MARKET AREA

Lyong, Frevse, Rivarsids,
Downers Grova, Lisle, Wekon,

Belwood, Berkeley, Bridgeview,
Eroatview, Broakfielt, Bur Ridge,

axddizon, Blaominglals,

Addison, Emrdatt, Bensenvlle,
Wayne, Windleld

EBmomingcale, Canal Stream,

Haparile, fork

Clrendon Hils, Countryskde, Diarmn,
Cowners Grove, Emhurst, Farest
Park, Gien Ellyn, Hillside, Hinsdake,
Hodging, Indian Hesd Park, Justica,
La Granga, La GGrangs Park, Lide,
Lomyard, Lyons, Mavwaod, MoCook,
Melrose Fark, Napsvite, Nodh
Rivarside, Oek Bmak, 08 kbrook
Tamars, River Forest, Rivarside,
Stene Park, Summ, vila Park,
Wamatwille, Yieglchealar, Westarn
Spnings, Vastmeni, ¥wheaion,
Willow Springs, WEewbrook,
Voodddge

Glendale Helghts, tassa, Medinah,
Rasalle, Wee Chicage, Vwimhen,
Yood Dale

Source: Tracy Crose & Assodalos, Ino.
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Market Support Analysis

West Falrvlew Avenue Property
VibrantLiving Communities & Services
Downers Grave, lllinols

MARKET AREA CHARACTERISTICS

Much has been written about America’s aging population and the potentia! demand for housing directed
te the senior clizen. HMowever, there are specific factors associated with the senior housing markstplace
which aliow for 2 more accurate calculation of demand. These include population, household and income
characteristics of mature households (i.e., those aged B5 and older), along with an assessment of
iocalized home values, propensity to move and other lifestyle factors. In determining the strength of the
Downers Grove Market Area for lifestyle-oriented CCRC development, aur firn utilized population and
househald statistical estimates for the 2007 and 2012 time pariods as derived by Claritas, Inc. based
upon Census 2000 date, as well as closing activity garnered from the Multiple Listing Service of Northem
Elinois.

Popuifation And

Househalds The Downers Grove Market Area reflects a mature suburban area aof the region
which experienced much of its growth during the latter years of the previous
century, resulling in an incubating base of maturing residents.  For example, as
Hustrated on Exhibit 2.1, the overall Downers Grove Market Area currently
supports a population base of 137,511 persons aged 65 and oldar. By
component age category, persons aged 85 to 74 cumently account for 52.0
percent, or 71,490 persons, while those aged 75 and older represent the
remaining 48.0 percent. Further segmenting the cohort population base reveals
that the PMA accounts for more than three-guarters of the overall population
basa, aqual to 78.8 percent or 108,328 persons.

Looking forward to 2012, howaever, the senior population base is expected to
grow by 14.6 percent or 4,015 persens annually to an estimated base of 157,686
persons. Reflecting aging baby boomers, the representation of parsons aged 65
to 74 will increase to 56.7 percent or a basa of 89,353. The PMA will cantinue to
represent the strongest concentratian of seniors, equal to ¥7 .2 percent.

In terms of households, the Downers Grova Market Area as a whole supporis a
2007 senior household base 80,274, distributed between 42,3436 householders
aged 65 fo 74 {B2.7 percent) and 37,938 householdears aged 756 and older (47,3
percent). Not sumrisingly, the PMA accounts for 80.5 percent of all senior
householders or 64,587,

By 2012, it is expectad that the number of senior households in the overall
market arsa will advance to 90,615, reflecting the addiion of 2,068 households
annually during the forecast period. In 2012, househalders aged 65 to 724 will
account for 57.6 percent of all senior households compared to a current
representation of 52.7 percent. Notably, senicr households in the PMA today are
fairy evenly distributed between 50.7 percent aged 65 to 74 and 49.3 percant
aged 75 and older. By 2012, however, householders aged 65 to 74 will
represent 55.7 percent of the PMAs seniar base (or 71,695 households).

Tenure The Downers Grove Market Area's senior hausehold base is comprised primarily
of homeowners, equal to B1.9 percent, with the remalning 18.1 percent
represented in apartments or some other form of rental inventory. Focusing
Upon this latter subset, Exhibit 2.1 also reveals that the highest concentratlon of
senior renter households occurs at age catagories of 76 and older, equal to 62.8
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Market Support Analysls

Wesi Falrviaw Avenoe Property
VibrantLiving Communlties & Services
Downers Grove, lllinols

Home Values

percent. This waighting toward elderly households is particularly evidsni in the
villaga of Downers Grove itself, where the combined presence of Fairview Village
and Saratoga Grove are reflected in renter tenure levels of 76.1 percent.

With regard 1o sanlor homaowners, as downsizing senlors typically will move
laterally or down in terms of home size, and almost universally with respact to
price, i is also prudent to consider the influence of home values upon the
decision-making process of prospective residents of the proposed development.
As shown in the following table, of the 6,123 single family home closings in the
market area through the brokerage network in 2007, the median price of a hame
sold stood at $354,485 reprasenting a 4.6 percent increase over the 2008
median valua of $338,950. More importantly, sales of established homas built at
lazst ten years ago, and which likely represent the strongest component of
maturing prospective consumers, represented 84.4 percent of all closings in
2007, equal to 5,168 homes. Amony these, 8 median sales price of $326,870
was represented, with 18.3 percent or 944 closings occurrting at price peints in
excess of $500,000. Thess latter closings are most representative of potential
consumers for the proposed West Fairdew Avanue development given pra forma
entrance fee's which are anticipated to begin at $520,000.

SINGLE FAMILY CLOSING ACTIVITY: SELECTED AREAS [V
JANUARY 20416 - DECEMBEER 2007

Undar S200,800 382 B.42 o B 1] 0 n.aag 1 0.30 352 7.58
200,000-249 505 788 12.87 4] 000 0 0.0 4 1.18 a4 1547
250,000-299 bo% 1,051 1716 4 108 7 z.83 23 a.82 1,017 19,63
A00,000-340 865 TG 12.63 5 1.5 H 081 R .50 728 1£.08
350,000-299 999 698 11.37 1 0.27 7 283 53 18.73 B36 12.2%
400,000-449 804 447 7.30 3 0.1 12 4.56 3] 10.38 aeT 758
450,000-493 995 bt 500 ] 218 11 4.05 i7 5.04 271 5.24
500,000-598 955 488 B.1S 23 520 k] 1215 39 11.57 407 7.BB
00, 000-E55 958 318 518 28 Ta2 21 B.A0 3 11.28 230 4.45
FO0,000-750. 950 220 3.1 47 1287 39 15.74 28 8.1 115 223
800,000-853 950 159 2.00 51 13.75 25 10.12 15 445 B 1.32
B00,000-599,95% 111 1.81 A8 1240 14 7.4 13 3.06 3 0.86

1,000,000 2nd Quer =9 5.66 154 4151 76 an.7r7 b2 o] 11.57 =li] 1.74
Total 6,723 90,0 37t 1000 247 raeo 387 100.0 5168 f00.0
Parcont 0.0 &7 4.0 55 Gdd
Previows Telva Months 575 3491 Jeg 2EE 6458
Pergant Ghange -19.2 -2 =201 189 -20.3
Median $354,485 §931,371 7EL.4TS $510.56 L326,974
Previows Twaive Months $328,850 £000,000 ST3s,THT §L31.250 3200720
Perzent Change +4.5 25 7.2 +18.4 +16.5
Average Days on Markef s 275 202 133 122
Previous Twelve Months 9z 250 145 83 e
Percent Changa +45.7 7.8 +39.3 3D +52.5
™ Includes Lyens, Pravise and Riversides townships in Coak Couriy &nd Downers Grova, Lisie, MRten, Napearville and York townships In
DuPRage Courity,

Source: Mulliple Usting Serdce of Northern [lncls and Tragy Onss & Agmwiabes, Ine.
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Market Support Analysls

West Fairview Avenue Froperty
VibrantLiving Communities & Services
Downers Grove, Hiinols

On a cauticnary note, howsvar, while the median heme value of an existing
home advanced a substantial 16.5 percent compared to 2008 prices, this
increase Is attributed in large part to voracious teardown/new constructon
replacement aclivity, concentrated in the PMA, which over the |ast few years has
created an artificlal base of appreciation, especially among units ezrmarked for
teardown. This sub-sector of the market, however, has retraated in tandem with
the current comrection in the housing market overall, as evidenced by significantly
extended selling perieds for both new and existing homes. For sxample,
throughott the market arsa, the average number of days raquired to sell an
axlsting single family home increased 52.5 percant in 2007, to an averags time
on market of 122 days.

Moreover, a review of active listings of homes priced at or above $600,500
reveals that there ara currently some 1,216 homes listed for sale in the
immediate Downers Grove area, 724 of which represented older housing stock.
As illustrated below, through January 16, 2008, the average older home had
been marketing for 219 days, while its new construction counterpart reflscted an
average of 326 days on market. Looking forward, while whale dollar sales prices
may not deflate dramatically, it is highly likely that inveniories will continue to
require extended selling periods, and that previous double-digit rates of
appreciation will cease as the market returns to more normalized annual levels in
the 3.5 to 5.0 percent range.

CURRENT LISTINGS: SINGLE FAMILY HOMES PRICED $508,000=
IMMEDIATE ROWNERS GROVE AREA

. P C. Bayson T Dayson. - L Payson

. Munjcipality.. U Market h . Warket
Bumr Ridge 135 27 a7 a! V) 88 2E8
Clarendon Hills Fal M a0 418 3 218
Crarien 42 181 b 184 37 180
Downers Grove 223 2B4 14 368 102 185
Hinsdak: 2487 257 1B 39 139 204
Indian head Park g 230 0 0 g 230
La Grangs a1 218 33 260 45 188
La Grange Park 33 219 2 289 k3| 215
Lisle 50 201 20 278 a0 289
Gak Brook 7B 78 21 328 57 260
Wesatchesler 24 125 1 B 25 125
Westemn Springs 108 284 41 401 88 213
Wastmont 57 265 32 3E 26 200
Willowbrook 13 158 G 167 T 150
Willow Springs k] 218 12 244 bea | 202
Total/Average 1,216 252 492 328 Tid 243

Saurce: Multiple Listing Service of Moerthemn lllinois, as of January 15, 2008,
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Market Support Analysls

West Fairview Avenue Praper(y
VibrantLiving Communities & Services
Downers Grove, lllincls

Ineome Mature householders in the Downers Grove Market Area raflect a 2007 median
househoid income of $42,742, with 33,014 households or 41.1 percent sarning at
least $50,000 per annurn, By 2012, it is estimatad that 41,848 senior households
or 46.2 percent will have annual incomes of $50,000 or more.

e HOUSEHOLD INGOMES: HOUSEHOLDS AGED 65 AND OLDER
- DOWNERS GROVE MARKET AREA

Jlncame Range. y ] L P lumber - b tEprit Homber -

Under $15000 | 10,813 185 8815 13.6 1,938 12.7 || 10,241 1.3 8,247 1.6 1,504 105
15,000-24 008 | 12,145 6.1 9.BEQ 153 2,288 145 || 1,976 132 8623 134 2,553 124
25,000-34,999 | 10,823 i3 5821 13.7 2,102 134 | 11822 12,8 8,280 128 2373 125
25,000-49998 | 13,375 167 | 10482 a2 2,HHE 184 f 14,837 165 | 11,666 6.1 2,301 17.s
30,000-74,999 | 14,134 17.6 | 11,082 w2 4,052 19.5 § 16430 18.1 | 12,632 178 37Ee 0.9
F5,000-90,229 7414 82 5,925 9.2 1488 2.5 89,365 10.3 7,28 0.2 2,074 110

14041 BOG-149 98 ES87 B.G 5,50 8.5 1,193 7.h 8517 10.5 7.586 10.7 1,832 BT
150, 000-199,999 2,020 25 1,686 26 344 2.2 24810 az 2,487 kK] 562 3.0
200,000 and Qlyer 2,540 3.2 2,202 a4 347 22 3617 40 3,054 4.3 563 a.b
Taral 274 | 1000 | 64,397 | 7000 | 15677 | 4000 || BO.615 | 1000 | TLERT | To0.0 | 18920 | tono
Median 842,742 $42,777 597 »r.e74 S4T.656 £47,743

| 1 | i | 1
Source: Clantas, ine: Serworife Report

Affordabliity

Analysis Given the likefthood that monthiy service faes for a fwo-person household within
the West Fairview Avenue development will start at $2,800, in order to refine tha
base of income qualifiing houssholds in {erms of affordability, minimum gross
monthly incomes ware determined utilizing rent allocations of 30.0 percent and
45.0 percent, as this range reflects the fact that senior households would be
willing to pay up to 45.0 percent of thelr gross monthly income to resids in the
proposed development  In other wards, the 30.0 percent factor reflects a typical
rent allocation, with the 45.0 percent level considerad as a reasonable threshold
for seniors to allow for remaining living expenses such as food, clothing, auto
expenses, alc.

Applying this methadology to the anticipated service fees reveals that area
householders would require sinimum annual incames of $75,000 lo qualify for
resldency. As shown in the following table, 23.5 percent of the current sanlor
household base, or 18,880 households eam af least $75,000 annually, with the
median income among this lalter base equal to $82,329 yearly. By 23112, higher
income senior households are expected fo rapresent 28,1 percent of the total
sanior hase.
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Market Support Analysis

Waest Falrview Avenue Proparty
VibrantLIiving Communities & Sarvices
Downers Grove, lllinais

CCRC/CIL
Housing
Demand

Total Househalds 80,274 64,697 | 15677 615 71,895 | 18420
F75,000 or Mora 18,880 15,507 3373 25113 20,387 &,021
Peroent of Total Housahokds 235 24.0 21.5 281 284 285
$100,000 or More 11,466 9,592 1,384 18,053 13,096 2957
Percent of Total Hougehelde 14.3 14.8 120 177 18.3 12.6
$150,000 or More 4 578 3,888 621 6,536 2411 1,125
Percent of Total Households 5.7 8.0 4.4 7.2 r.h 8.0
Median F82.329 | 383,035 | $79,167 | $83,824 | $84,476 | SE1044

@ HIGHER IRCOME HOUSEHOLDS: HOUSEHOLDERS AGED 55 AND OLDER

DOWNERS GROVE MARKET AREA

Saurce: Claritas, Inc.; Senfar Life Repon

Despite the aging of the general population, baby boomers in their maturing
lifecycle move infreguently. In fagt, most householders falling between 65 and 74
vears of age are complefely satisfied with their current residence, with less than
6.0 percent moving on an annual basls, and only 5.0 percent of those aged 75
and older moving each year. For the age-qualified houssholders that do move, a
numbsar of options are available, including: 1) migration out-of-state or out of the
immediate area, generally cast at 10.0 percent; 2) into an axisting home or
condominium; 3) into altemative product found in the tew canstruction sector of
the market, including products that are deed restticted on the basis of age, as
well as those that have been designed with a directed, not restricted, appeal ta
mature consumers; and 4) into some form of age-restricted rental housing.

Since most senlors prefer to age in place, the market for retirement congregate
and centinuing care housing in the Downers Grove Market Area should be
viewed as only so large, Thersfore, to derive demand potentials, cur firm
focused on three key factors:

1) The base of income-qualifying househclds (i.e., those generating an income
of $75,000 or more anrually);

2} Mobility factors as they apply to the specifisd age groups; and
3) Market inventory {as a general rule, the number of CORGICIL units an area

can support equals 10.0 percent of those aged 65 fo 74 and 30.0 percent of
those 75+ before market weskness ocours).

Page 2.7

TRACY CROSS & ASSOCIATES, INC. @



Market Support Analysis

Wesf Fairview Avenia Properfy
VibrantLiving Communitlas & Services
Downers Grove, lllinois

While each of these faclors has merits as well as limitations, they sarva fo
present an overall understanding of the depth of senior housing demand in the
Downers Grove Market Area.

Applying these factors regarding mohility, tenure and lifestyle reveals that the
entire Downers Grave Market Area Is capable of absorbing 135 lifestyle, service-
oriented CCRC/CIL housing units annually through 2012, as delineated in
Exhilit 2.2,
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DERIVATION OF CCRC/CIL HOUSING DEMAND
DOWNERS GROVE MARKET AREA: 2007-2012

- Attribute -

Total Households

Aged 65 and Older 80274 | 42336 | 37,938 | 90,615 | 52,194 | 38,421
With Annual Incomes 18,880 13,084 5,788 25,418 18,447 6,971
$75.060 or More
Households Presently (2,136} @71y | (2.665) || (3,136) {471) | (2,685)
Residing in a GCRG/CIL™

Total Age and Income 158,744 12,613 3,131 22,282 17.976 4,308

Qualified Households

Annual Mohility @ 6.0 Percent - 757 - -- 1,079 —

Annual Mobility @ 5.0 Percent — -— 157 --- - 215

Subitoisl 974 — - 1,294 -_ _

Net Movement Within B23 a652 141 1,165 o7 194

Dawners Grove Market Area

@ 20 Percant

Mobile Householders
Desirous of 3 CCRC/CIL
Living Environmant
@ 10.0 Percent - o8 - - o7 -
{@ 30.0 Parcant - - 42 -— -— 58

Tofal 110 | . - amn 155 (. -

Average Annual Demand
for CCRC/CIL Development |  ceeeeaeo-ono.-. 133, 5ay 135 ccccccccceaaaan
During 2008-20112 Perigd | |

I | I

™ Represents occupied independent living units among CCRC/CIL communities throughout the
Downars Grove Market Area. Estimates 15.0 percent of all occupied units reflect hauseholders
aged 65 to 74 with all remaining occupants aged 75 and older.

Source: Tracy Cross & Associates, Inc.



3. THE COMPETITIVE MARKETPLACE

fn order tc assess the competitive environment within which the West Fairview Avenue development will
participate, our firm conducted a detailed examlnation of continuing care and service-enhanced
congregate communities throughout the Downers Grove Market Area.  Specifically, our firm focused upon
independent living alternakves within 29 lifestyle senicr communitlas in the market area that offer a
continuum of care comparable to that proposed by VibrantLiving Caommuniies. In addition, another 12
servica-sithanced congregate retirement developments were examined as independent living options
hare may represent a compefittve alfemative. Not included in our competitive base were housing units
offering levels of assisted living or sheltered care which serve a more frail elderly consumer, This section
of our report concludes with an overview of praduct offerings currently available in the conventional
attached for sale seclor which may alsc represent soms lavel of competitive substitution, given their
maintenance-free lifestyle orientation.

Lifestyle

Continuing Care

Comnnmifles Throughout the Downers Grove Market Area, thare are 29 separate independent
living programs, distributed among 17 CCRC communities, currently active. In
aggregate, these 29 programs offer 4,196 independent living unlts. The vast
majorty ara found within the more immediate Downers Grove FiA, home to 24
programs and 3,479 units, inclusive of Vibrantliving Communities’ existing
Fairview Village.

Overall, vacancies among the 20 CCRC programs cumently stand at 10.4
percent, with 416 units presently unoccupied. Excluded from these figures,
however, is The Landings at Plymouth Piace in LaGrange Park (182 units), which
ig currzntly transifioning residents to new facilities. Among siabifized programs,
average vacancies fall to 4.4 percent, reflecting 152 availabla unite. In addition,
three (3) programs are undergoing initial lease-up, namely Park Place in
Elrmhurst; Building Two at Monarch Landing in Naperville, and Clare Qaks in
Barllett. At present, these new programs are absorbing at an average pace of
3.2 monthly.

For the most part, CCRC programs feature mid-rise residential buildings,
although nine (9) of the 29 also offer ranch-style duplex or villa idioms, atong with
one (1) master-down two-story townhome product line. Offerings primarily reflect
studlo, one badroom and two bedroom designs providing one- or two baths per
plan type, while a Iimited number of two bedraom plus den and three bedroom
designs are also availlable. The majority of programs provide cne (1) heated
indoor parking space par uni, with additional apen air parking also available.
The majority of lower density attached offerings feature two bedroom two bath
designs, many including a den or sun room, and &t least a one-car attached
garage. Overall, plan offsrings among CCRC programs extend in & broad
footage range of 180 to 3,195 square feet, with the average unit containing 985
aquare fzet of living area.

Far the most part, competitive CCRC communities in the Bowners Grove Market
Area require an entranca fes, determined by levels of service and the continuum
of cars providad; the type and size of the residence; and the rate {if any} of retumn
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Market Support Analysis

|West Falrview Avenue Property
VibrantlLlving Communities & Services
Downers Grove, lllinois

Service-Enfianced
Congregate
Ratirament
Developmenis (CIL)

of some portion of the entrance fea ta the resident andfor their estate. These
fees cover a broad range from a low of 385900 to a high of $854,400. At
present, the average entranca fae stands at $254,680, equal to a value rafio of
$258.58 per square foot,

In addition, & monthly service fee is required which typically provides for
armenities such as basic utilities (water, sewer, refuse removal), basic cable,
maintenance, some level of housekeeping service, an emergency call systam,
24-hour security, scheduled transportation, scheduled activiies, and at laast one
meal daily. Also Included are wellness programs within on-site health centers,
and many also feature fithess centers and’or pools on campus. In the
compatitive marketplace, these service fees cumrently average $3,039 monthly,
based upon double occupancy, equal to a value ratio of $3.09 per square foot.
Notably, average entrance fees and monthly service fess among developments
in the PMA are considarably higher than those, albeit fawer programs, found in
maoara suburban locations of the SMA.

In addition to CCRCs, another 12 developments totaling 1,482 units feature
independant living retirement units which offer many of the same services as
CORCs. Here, as well, all but one are found in the more localized PMA.
Vacancies among these congregats programs currently stand at 5.5 percent,
noting 52 unoccupied units.

Product offerings exclusively reflect mid-rise residential buiidings which feature
comman areas for socializing as well as a community dining room. Maost provide
units with kitchenettes, although a limited number of programs do offer fully
applianced kitchens. Plan offerings typically include studip, ope and two
bedracm, one bath designs, with only 2 modicum of two bath designs available.
Typically smaller than their CCRG counterparts, units range in size fram 205 to
1,073 square feet, averaging 547 square feet in living area.

None of the CIL's require an entrance fee, althaugh some mandate incremental
fee-based wellness programs, cperating instead under a conventional renewable
lease schedule. In this housing subset, monthly service feas extend from $2,590
to $6,446 monthly (again, bssed upon double occupancy), with the average
menthly fea currently at $3,664 or $6.70 per square foot. In addition to basic
services such as maintenance, utilities, emergency call systems, schedulad
transportation and activities, CIL’s typically provide weekly housekeaping, linen
service, and at least two meals dafly. However, with the exception of "“wellness”
checks, no form of health care or Hacare is provided.

Exhlblt 3.4 summarizes pertinent characteristics of all competing service-
enhancad programs thraughout the market area, while Exhibit 3.2 provides a
geographic delineation of direclly competitiva CCRC communities marketing in
the localized Dowirers Grove PMA.
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Market Support Analysis

West Fairview Avenue Property
VibrantLiving Communities & Services
Downers Grove, llinols

Secondary
Competition

Projecis in
Planning

Apart from service-enhanced senior communities, the West Fairview Avenue
development will encounter some measure of indirect competition from localized
higher-priced conventional condominium developments which also appeal to a
mave-down consumer desirous of a maintenance-free living environment, The
following paragraphs brefly highlight relevant characteristles in this housing
sector,

a At the close of 2007, the Downers Grove PMA was host fo 15 higher-
density condominium developments, and = cellective B20 units,
marketing product at average price points of $300,000 or more (Exhibit
3.3). The average development is of moderate scale, consisting of 55
units.

a A wide rahge of plan types are avallzble, primarily consisting of two or
three badroom designs featuring at feast two baths. Plan offerings span
a footage continuum beginning at 920 square feet and extending ta
4,200 square feet for select penthouses. Owvarsil, the average
condominium unit includes 1,822 square feet of living area.

(| While standard features and amenities vary from program to program,
the vast majority refiect luxury appointments including, but nof limited to,
wood flooring in the foyer and kitchen, upgraded appliance packages,
granite countertops, and ceramic haths. These developments aiso
feature masonty elavations and lushly fandscaped common areas,
secura lobbies and parking garages.

d Not surprisingly, & variety of price points are also available, extending
from an average low of $300,812 at The Residences of Fountain Square
in L.ombard fo highs of $875,114 at Burr Ridge Village Center-Estates
and $1.175 million for the remaining penthouse st 520 South Washington
in downtown Naperville, Overall, however, the average higher-density
gondominium unit carries a basea sales price of $513 545 which includes
one (1) deeded indoor parking space. Based upon an average unit size
of 1,822 square feet, this franslates to a value ratio of $281.86 per
squara foat,

O As shown on Exhibit 3.3, the 15 selscted developments have generated
an overall seles velocity of 1.3 units monthly on a per program basis.
However, this sector has been exiremely hard hit by the housing market.
correction, as evidencad by a 2007 per project sales volume of 6.60, or
0.5 sales monthly, Based upon velocities generated in 2007, the 401
units remaining to be scld will require a 44.6-month marketing period.

Finaliy, apart from new offerings within the Fairview ccmmunity as a whole, there
are currently six (6) congragate independent living developments in various
stages of the pfanning process. These developments represant the potential for
334 rew service-enhanced residential units. As illustrated helow, with the
exception of those slated for the Addison Town Centre, all remaining proposed
urits are found within the localized Downers Grove PMA.
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Market Support Analysis

West Fairview Avenue Property
VibrantLiving Communities & Servicos
Downers Grova, Hiinois

FLUTURE COMPETETION
DOWNERS GROVE MARKET AREA

Towne Centre Addison TBD 120 TBD
The Pointe at Clarendon Hills | Giarendon Hills | UrbanSeriar_iving by | 2008
TBD Countryside TBD 70 TBO
Elmhurst Poinde Eltnhurst UrbanSeniorl ving 3z 2009
LaGrange Pointe LaGrange UrbanSeniorLiving an Mey 2008
The Pointe at Lombard Larmbard UrbanSeniarliving 51 2008
Total 334 -—

Source: Tracy Cross & Aessoclates, Inec.

Of particular intarest are the four developments to be introducad in Clarendon
Hills, Elmhurst, LaGrange and Lombard. These programs represent a joint
vanture between Inland Real Estate Development ahd HPD Cambridge, and will
be marketed under an UrbanSeniorliving branding banner.

The proposed developmeants are all situated within the downtown district of their
respective village, within easy walking distance of local merchants and METRA
gervice. Each will contain between 30 and 50 apartment unite developed over
ground fioor retail to include a restaurant at each location. Communily amenities
will include an on-site manager and activity director, as well as 8 common area
with library, fireplace, computers and a Pullman kitchen for social gatherings.
The apariments will rangs in unit size fom 640 to 1,500 square fest and offer a
variety of one and two bedroom, one of two bath designs.

Residents will have the oplion of a conventional lease arrangemett, or 8 90
percent refundable enirance fee which facilitates reduced monthly service fees.
Depending on location, enfrance fees will range from $120,000 to $300,000.
Under the conventional lease schedule, monthly servica fees will extend from
$2,100 to $3,200. Included in this fee are building mzintenance, basic utilities,
24-hour security, conciarge sefvices, an emergency call system, planned sccigl
activities, scheduled transportation, and weekly housekeeping. Optional a fo
carte sarvices will be available and will include, bit are not Iimited to, meals at
reduced prices in the host building's restaurant, discounted meals at other area
caleries, assigned covered parking, grocery delivery, prescripion delivery,
laundry/dry cleaning service, additional housekeeping services, and daily
wellness checks,

At tius writing, UrbanSeniorLiving had begun generaling reservatlon lists for ail
four locations. LaGrange Pointe will be the first development 1o open, anticipatad
in May 2008. The leasing office for this development will officially open in
February. The remalning three programs are tentatively schedulsd to open in
2009,
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HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
HOUSEHOLDERS AGED &5 AND OLDER
A2.2 DOWNERS GROVE MARKET AREA; 2007

S Wumber of Households by Age of Houscholder R
: ':ﬁ.i'g;i_'-': R 5 Yotk Hencoloins-Aged 3 ' - 65 - Bg o ':--'.E_u:a'__.sq, - B3 Years .
- 'Annualincome . - - Lo Nears D RN S ears L And Qver
Downers Grove Market Area
Linder $15,030 10,613 14.3 2072 1,785 2,378 2311 2,285
15,000 - 24,999 12,146 16.6 2 614 2,161 2810 2.449 2112
25,000 - 34,985 10,923 14.4 2 B 2272 2 462 2,028 1467
35,004 - 48,089 13,378 177 3,830 3,058 2,750 187 1,555
H0,000 - 74 098G 14,134 187 5,152 3E1B 2,486 1,685 1205
75,000 - 29 089 414 43 3.032 2,006 1111 782 443
100,000 - 148,999 £,887 8.1 2,820 1,967 951 B6G 183
150,000 - 159,958 2,030 a7 792 598 285 190 176
200,000 and Onver 2,548 34 1,029 740 ara 249 156
Medifan EEEEEEY. T i - PR 351,824 248170 $35,619 $32,305 428,197
PMA™ 18,504 14,247 12,738 10,545 8,563
Under 515,000 2,815 13.6 1,606 1,404 1,941 1,914 1,880
15,000 - 24,999 $,860 15.5 2,082 1,728 2222 2,007 1,843
25,0300 - 34,998 8,821 13.7 2,055 1,777 2,027 1,703 1,269
35,000 - 48,599 10,492 18.2 2,743 2,255 2,267 1,853 1,372
50,000 - 74,599 11,082 17.2 3,864 2,812 1,580 1,989 1,087
75,000 - 98,999 5,825 oz 2,205 1,552 048 695 434
100,006 - 149,299 5,884 8.8 2,338 1,583 843 382 338
150,004} - 189,590 1,686 28 30 483 233 178 163
200,000 and Over 2,200 34 L:1: 644 37 223 138
Medlan | = --a--- §42F7T - 54475 £40,717 £36,198 $32.720 28127
Village of Downers Grove
Under $15,000 751 18.5 &6 56 189 211 o
15,000 - 24,999 761 18.7 133 138 173 165 151
258,000 - 34,952 676 149 150 135 143 135 113
135,000 - 40,009 714 157 168 157 148 140 101
£0,000 - 74,969 781 17.2 285 178 157 116 64
75,000 - 29,099 33 g4 112 77 58 44 21
100,040 - 149,989 416 .1 153 121 50 41 21
150,0aD - 198,989 73 15 31 24 7 3 g
200,000 and Dver 63 1.4 21 15 11 10 B
Madian EEEETEY- « 7§ R 554,609 346,132 37,4491 §23.014 $23 8577
sSMa™
Under $15,000 1,698 12.7 468 392 478 aar 275
15,000 - 24,899 2,265 14.5 532 435 588 447 268
25,000 - 34,990 2,102 13.4 534 435 435 a5 208
35,000 - 48 99D 3 856 18.4 1,087 800 483 234 182
50,000 - 74,995 2,052 195 1.288 803 488 o7 168
73,000 - 99,999 1,485 8.5 73y 454 183 a6 48
100,000 - 143 939 1,193 76 hB2 ar4 108 B4 45
140,000 - 199,999 344 22 183 118 3z 21 23
200,000 and Over 347 22 147 fo.3 s6 26 22
Median | @ -a---- $42,59F - ——— - $54,.685 §47.200 33,014 §30,262 $28,632
i
) Includes Lyons, Provisa and Riverside townshipg ih Cook Gounty; and Downers Grave, Lisle, Milton, Napendlie and York townships in BuPage County.
* Includes Addison, Bloomingdale, Wayne and Winfield lawnsips in DuPage Gounty.

Source: Clartas, Inc.: Househoild come by Age of Housaholdar



HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
HOUSEHOLDERS AGED 65 AND OLDER
DOWNERS GROVE MARKET AREA: 2012

: ;,'—«-?Wﬁm o

b,cAnnualiregme L Nuimber -

B5-ep. L TR-T4

BB Years T
. CYears .o . Years

A Dver - -

Rowners Grove Markef Area

Under $15,000 10,244 12.2 2205 1,834 1,906 1,941 7,165
15,000 - 24,899 11,876 142 2415 2,353 2,441 2067 2170
25,000 - 34,099 11,623 138 3,144 2425 2,473 1,082 1,594
35,000 - 49,959 14,927 178 4,696 3,918 2813 2100 £,791
50,000 - 74,559 16,430 185 6313 4739 2602 1,845 1,431
75,000 - 98,B58 4,355 111 4,185 2533 1,204 B4E 508
100,000 - 149,993 8,517 11.3 4,262 2651 1,239 B22 543
150,000 - 199,968 2019 ik 1,315 850 345 225 163
200,000 and Cwer 3,617 43 1,574 1,075 412 a07 248
Medisn | @ eav--- FAT BT e £58,579 $53,317 $30.428 £38,444 831,033
PMAT 23,362 16,583 13,352 10,068 9,308
Undar $15,000 E,247 1.5 1,783 1418 1,580 1,593 1,873
5,000 - 24,998 3,623 13.4 2,305 1,856 1574 1,723 1,268
25,000 - 34,809 8,250 124 27360 1,873 1,578 1,658 1451
25,000 - 49,999 11,556 161 3,386 2,594 2,280 1,754 1,643
50,000 - 74,999 12,632 17.6 4582 3zar 2.031 1,484 1,208
75,000 - 69,956 7291 inz2 3,130 1,844 g76 717 524
100,000 - 149,905 7685 107 3,385 20495 1,080 B85 475
150,000 - 199,90% 2,357 3.3 1,020 670 a7 181 159
200,000 and Over 3,054 4.3 1,323 805 346 274 205
Meciart R 7 . S £58,068 £51,920 40,150 $35,.555 $30,018

Vitlage of Downers Grove

Under $15,000 65 125 &0 52 181 183 M3
15,000 - 24,509 736 14.9 149 132 145 153 157
25000 - 34,890 677 137 176 130 132 114 121
35,040 - 46,999 733 14.9 201 168 13 124 112
50,000 - 74,999 B4 18.1 304 188 181 121 Bg
75,000 - 89,999 440 as 183 103 71 a5 31
100,000 - 148 069 537 109 236 161 68 56 28
150,000 - 195,539 132 27 71 39 1 1 10
200,000 and Qver 111 24 40 o5 1 19 15

Magian SR Y1 ¥ -7 J—— #59.022 558,442 536,833 $20,757 526,373

SMA®

Under $15,000 1,984 10.5 522 416 A16 348 262
15,000 - 24,959 D555 124 612 4886 567 ar4 302
25000 - 34,080 2373 125 754 552 405 324 243
45,000 - 49,959 3,571 17.8 1,910 924 533 55 248
50,000 - 74,989 1798 201 1,631 1,012 574 361 223
75,000 - 95,009 2,074 11.0 1,055 588 227 131 72
106,000 - 149,999 1,832 oy us7 EAS 159 126 65
150,000 - 199,999 562 3.0 288 180 38 a4 24
200,000 and Over 563 5.0 251 170 66 33 43

Madian | oo 547,743 - - - - 357,033 $51,245 $36,523 534,010 $39.740

[
) Includes Lyons, Proviso and Rivessids lownships in Coak County; and Dawners Grove, Lisle, Milkan, Naperville and York tawnships in DuPage County.
B! includes Addison, Bloarmingdale, Wayne and Winfield ownships in DuPags Gounly.

Source: Clarilas, Inc.: Hausefold Income by Age of Householder
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Map of 1220 Village Dr Arlington Heights, IL by MapQuest Page 1 of 1

MAPQVEST

'© Click'here’

A: 1220 Village Dr, Arlington Heights, IL 60004-8119
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All rights reserved. Use subject to License/Copyright Map Legend
Directions and maps are informational only. We make no warranties on the accuracy of their content, road conditions or

route usability or expeditiousness. You assume all risk of use. MapQuest and its suppliers shall not be liable to you for
any loss or delay resulting from your use of MapQuest. Your use of MapQuest means you agree to our Terms of Use

http://www.mapquest.com/maps?city=Arlington+Heights&state=IL&address=1220+Village+Drive  7/23/2008
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Map of Barrington, IL by MapQuest Page 1 of 1
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A: Barrington, IL
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any loss or delay resulting from your use of MapQuest. Your use of MapQuest means you agree to our Terms of Use
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Map of 66th St & Fairview Ave Downers Grove, IL by MapQuest
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Map of 400 W Butterfield Rd Elmhurst, IL by MapQuest
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Map of 3200 Grant St Evanston, IL by MapQuest Page 1 of 1
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Map of 10 N Washington St Hinsdale, IL. by MapQuest
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Map of 2400 S Finley Rd Lombard, IL. by MapQuest
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August 28, 2008

Mr. Steve Stewart
Fairview Ministries

210 Village Drive

¢
o

TRACY CROSS & ASSOCIATES, INC.

Downers Grove, lllinois 60516

Dear Mr. Stewart:

At your request, Tracy Cross & Associates, Inc. expanded its February 2008 analysis of Fairview Ministries
proposal to construct 32 senior-citizen apartment buildings within an Auxiliary Campus at the intersection of
Fairview Avenue and Lynn Geimer Court in the village of Downers Grove. Specifically, this letter addresses
concerns about the proposed development s impact upon single family property values in the immediate area.

The Auxiliary
Campus

Impact Upon
Property Values

The Fairview Village Auxiliary Campus represents a 2.9-acre assemblage aligning
Lynn Geimer Court, west of and contiguous to Fairview Avenue in the village of
Downers Grove. At completion, the Auxiliary Campus will provide 32 senior
independent-living units in four eight-unit buildings of two-stories each. In addition,
an existing single family home will be converted into a clubhouse and executive
office.

At present, the subject property represents an R-3 Single Family Residential zoning
classification designed to accommodate seven detached residences. Under the
proposed Fairview Village schematic, rezoning to an R-5A Townhouse Residential
classification would be required.

The zoning change from an R-3 Single Family Residential to an R-5A Townhouse
Residential classification will not impair or negatively impact single family property
values in the immediate vicinity of the proposed Auxiliary Campus nor will the
development be detrimental to the health, safety, morals, or general welfare of
persons now residing in the immediate area. These conclusions can be supported
on two fronts. First, there is empirical, evidentiary support that a change in
residential zoning from a single family detached classification to a moderate-density
multi-family use will not affect nearby property values. Second, the nature of the
development, as a senior-citizen community, will not be injurious to property values
or improvements in the vicinity.

REAL ESTATE MARKET ANALYSIS
1920 N. THOREAU DRIVE, SUITE 150
SCHAUMBLURG, IL 60173-4174
1 847.925.5400 fB847.925.5415

www.tcrossinc.com



Mr. Steve Stewart
Fairview Ministries
August 28, 2008
Page 2

A Zoning Change

In selected areas of DuPage County, zoning changes from a single family
classification to a multi-family use have occurred recently in Itasca, Woodridge, and
Elmhurst.

In Itasca, county single family zoning was changed between Rohlwing Road
and Lloyd Avenue to townhome use in 1998 allowing for the development of
the 17-unit White Oak Commons community while in 2003, the 140-unit One
Itasca Place condominium development was approved as a two-building
program of six-stories each (five-stories residential over one-story of
parking). Adjacent to these two developments is the Nordic Park single
family subdivision. The majority of homes here were built in the late 1950s
through the early 1970s with some modest construction occurring
sporadically through the mid- to late-1970s. Among the homes built during
the later time period, most were developed farther to the west and north
proximate and/or adjoining the fairways of either the Medinah Country Club
or the Eaglewood Resort and Spa.

Within Nordic Park, a total of 40 homes were sold between 2002 and August
2008. These homes carried an average sales price of $348,883, which
compares with Itascas overall average of $379,654 recorded for 395
closings during the same timeframe. The 2002-August 2008 average sales
price for single family homes in Nordic Park reflects an advance of 31.6
percent from 2002 s average sales price of $265,153 while average prices
in Itasca as a whole advanced by 30.3 percent during the same comparative
periods.

Along the arterials of 5N Andrene, 5N Bunker, 5N Eagle, 5N Lloyd, and 21W
North and within 450+/- yards of White Oak Commons and One lItasca
Place, 16 homes were sold through the Northern lllinois Board of Realtors
Multiple Listing Service (MLS) between 2002 and August 2008. These
homes, built on average 40 years ago, carried an average sales price of
$320,260, representing an advance of 26.3 percent from the $253,563
average recorded in 2002.

In 2005, Gallagher & Henry received approval from Woodridge for the
Cedar Hill development of 26 duplex units, representing a change in zoning
from single family to multi-family use under a PUD designation. This change
has had no impact upon home values in the adjoining single family
subdivisions of Winston Hills and Suburban Estates. During the 2003-2007
period, for example, 21 nearby single family homes in these developments
were sold through the MLS at an average price of $272,838, representing a
32.3 percent increase from a comparative base year of 2003. In Woodridge
as a whole, homes sold between 2003 and 2007 supported an average
price of $293,587, representing an upward movement of 16.8 percent from
the community s 2003 average of $251,252.

Closest to Cedar Hill (within 200+/- yards) are two homes along Mitchell
Drive sold in 2005 and in early 2008. The 2005 recording at 6605 Mitchell
sold at an average sales price of $258,000, roughly equal to the $259,000
average sales price of other homes sold the same year in the Winston
Hills/Suburban Estates areas. In June 2008, the home at 6609 Mitchell
Drive sold at $335,000, or 8.7 percent above the $308,200 average reported
by five other single family homes sold nearby the year prior.

TRACY CROSS & ASSOCIATES, INC. @



Mr. Steve Stewart
Fairview Ministries
August 28, 2008
Page 3

Other Supporting
Factors

a In EImhurst along Larch Avenue, a strip of single family homes between
W. Second Street and W. Third Street was rezoned in 2000 to allow for the
development of four townhome buildings known as Larch Avenue Prairie
Homes and Larch Avenue Rowhomes. Now complete, these multi-family
units also have had no injurious impact upon single family property values in
the immediate area as homes sold within 500+/- yards to the south, west,
and north between 2002 and 2007 carried an average sales price of
$587,604 distributed between 15 fully remodeled or new construction homes
on teardown homesites and 17 older homes. In comparison, the average
price of a home sold in EImhurst during this same six-year time span stood
at $456,756, while homes sold in the immediate area beyond 500 yards of
the Larch Avenue townhome developments supported an average MLS
closing price of $549,290. Referencing the latter, the 33 single family sales
in the immediate area outside of 500+/- yards were distributed between 14
fully remodeled/new construction units and 19 older homes, nearly the same
ratio as that found closer to four townhome buildings that were rezoned from
a single family classification.

In our original February 2008 report, we concluded that the Auxiliary Campus would
not impair values of nearby single family homes based upon assessments of single
family home values within one-half mile of an existing senior living facility. This
approach was viewed by some to be inconclusive since it did not take into account a
zoning change and, in many instances, drew comparisons to senior communities that
were either separated by a major roadway, a large natural barrier, or fully isolated in
a larger campus-like setting similar to Fairview Village s existing facilities.

There are a number of senior living facilities that are contiguous to single family uses
that by no measure have created an impact upon adjoining single family home
values. In Downers Grove proper, Saratoga Grove backs directly to single family
homes along Oak Hill Drive and Hickory Court where single family home prices along
these two arterials in the last six years have replicated those found on farther
removed but nearby streets, such as Oak Hill Court, Venard Road, and Pomeroy
Road.

Additionally in Burr Ridge, Fieldstone subdivision homes that are directly adjacent or
within 100 yards of the Brighton Gardens stand-alone senior facility in Willowbrook
have recently sold at identical prices to those that are situated east and beyond the
100-yard radius.

Finally in Barrington, Barrington Horizon, an independent senior living development
was added to the Alden Estates life-care component in 2003. This three-story
structure adjoins homes along Dundee Lane in Barrington Hills with the entire facility
adjoining the north end of The Oaks of Barrington, a single family development
completed during the 1997-2000 period. Along Dundee Lane, little turnover has
occurred but one home was purchased in July 2004 for $610,000. It subsequently
was torn down and replaced by a now-occupied $2.2 million estate.

Homes within The Oaks of Barrington, which border Alden Estates and Barrington
Horizon, have also held their value. In 2004 and in 2007, homes along Manchester
Drive, which are contiguous to the senior facility, sold for $755,000 and $750,000,
fully within the range of other homes sold throughout the entire subdivision during the
same period.

TRACY CROSS & ASSOCIATES, INC. @



Mr. Steve Stewart
Fairview Ministries
August 28, 2008
Page 4

Having a substantial investment in their home, many homeowners, including those along Fairview Avenue and
Davane Court, fear that changes in zoning and that the development of Fairview Villages Auxiliary Campus,
will lower property values. The empirical support provided in this analysis, in addition to Fairview Ministries
commitment to a development of the highest quality, demonstrate that this perception or bias is simply without
merit.

Respectfully submitted,

TRACY CROSS & ASSOCIATES, INC.

2 Tt

G. Tracy Cross
President

GTC/mt

TRACY CROSS & ASSOCIATES, INC. @
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Neighborhood Meeting
Information

Summary of September 24, 2007 Meeting
Invitation to April 29, 2008 Meeting
Attendance sign-in for April 29, 2008 Meeting
Summary of April 29, 2008 Meeting
Powerpoint presentation from April 29, 2008 Meeting
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MEMORANDUM

TO: SIAN POPOVICIT
FROM: FRANK MURACA
SUBJECT:  FAIRVIEW VILLAGE
DATE: 1071/2007

CC: FIEVE STEWART

Fairview Village hosted a neighbothood meeting 1o review their Plan Commission applications on
September 24" at 7-00 PM in the Greal Hall on their campus. An invitation went out io alf
neighbats with 250 feet of both the main campus and auxiliary campus (the same mailing list
provided with our applications were used).

There were approximately twenty attendees.  About four were Fairview Village residents and the
balance neighbors from the community. 'the following neighbors signed in: Chin Wang, Don
Boulter, Laura Tunia, Debbic & Steve Chika, Foy & Ron Detmer, Diane Terpstra, Tarry & Patty
Rasol, Chuck Schaeler, Brinsley Loewis, E. Ricohermoso, and Sandra Mitchell.

Fairview presenied background information, a project summary of the Main Campus, and
architeclural/engineering  deosigns, The presentation included discussion of  storm-waler
management which the proposcd medifications of the ponds to improve downstream discharge was
identified. The presentation also included a deseription of the building design for the Auxiliary
Campus ("Rosol” property} with an cmphasis on the residentiul scale and appearance of the
huildings.

The types of questions that were asked for the Main Campus and Auxilizry Campus focused on
water retention, [leoding prevention, traffic impact, and fishing in our ponds. No significant
concerns were raised by the neighbors. Meeting noles and a summary of the main questions from
the audience with the consultant’s responses are as follows —

1. Question Onc - Storm-water managemenl as il relates to the Willow Vicw Apartments.
Response One - pond levels will be devreased, pond capacity is increased, dischares control
enhanced, all resulting in a lower risk ol high water jssues within the complex.

2. Question Twe - De-wateting process in the pond to create more depth will result in

downsteeam {looding. Response Two - the de-watering process is a controlled process, not ke

"pulling the bathtub plug". Proposed to be done at the appropriate time under controlled

conditians.

Cmestian Three - “Rosol” property had water retention on sile, how will thal be managed,

Response Three - the caleulations and design for storm-water muanagemenl (imcluding the pond

inprovements) included the Rosel lots.

e

ARCH Consuliants, 1ed.
230 Patkway Ddve, Smte 160 Lmcolosture, Tlinos 80069
felepdmper, {BATY S R0 faceaife (847 541-3221
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Question Four - Fairview ownership. Response Four - Fairview is a not-for-profit
organization.

Cuestion Five - [raffic impact. Response Five - trip caleulations based on ITE data indicate an
increase of 8 AM peak hour trips and 12 PM peak hour trips. Fairview residents typically do
not travel at peak houor times and Fairview provides resident bus and van transpartation io
shopping trips, doctors visits, ete.

Question Six - Constenction traffic and construclion impact. Response Six - construction
trattic will be controlled by the Contractor. Typically these trips are early AM (prior to rush
hour) and mid afterncon {again poor to rush hour). Parking will also be controlicd.
Construction will be generally be Monday €hrough Friday and in accordance with Village
requircteents {any cxceptions will be reviewed with the Villape of Downers Grove). Prior to
the start of constuction, the Contractor will meet with neighbors to review the process and
identify concerns.




Fairview Village Fairview Baptist Home

Fesidenti=l Living Apta. & Tewwrnomes R Heallcars & Rehabiization Center
200 Village Drive T 250 Village Drive
Dawnars Grove, IL 60516-3038 Croravnicrs Growve, IL BOS1G-300
Phone (8300 759 6100

. . Srone {B30) 769 200
Fax (630} 760 5115 al rV|eW Fax (630] 789 52206

win LiteAtFairvisn. oo A VibrantLiving Community v LiloAtFairviow com

April 18, 2008

Dear Neighbor:

As you may have noticed, Fairview Village (sentor living community) 1s
growing. We are extremely excited about the continuing demand for our
high quality, not-for-profit, religiously-sponsored senior living lfestyle,
Having provided living options for seniors for the past 100 years, Fairview is
locking forward to our next 100 years.

In addition to our expansion of services and housing units on our main
campus, we have also acquired the lots on Lynn Gremer Court and hope to
soon offer accommedations there as well. We have developed a plan for this
expansion and would love to share the details with you at a neighborhood
meeting on Tuesday, April 29. This informational meeting will be held in
our “Great Hall” in the five-story building on the main campus beginning at
7:00 pm. We will have a power point presentation and our team available to
present and answer questions. We would greatly appreciate it if you would
consider attending and sharing your input into our exciting pians for the
future,

Thank you and God bless you,

)

Stephen Stewart
Executive Vice President
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Fairview Ministries
Second Neighbor Meeting

Auxiliary Campus
April 29, 2008

Recap of prior events:

+  Main campus and Auxiliary campus projects presented to neighbors at a neighbor
meeting at Fairview Village on 9/24/07.

+ Main campus and Auxiliary campus projects epproved by Planning Commission
on 10/1/07 and referred to Village Council.

¢ Main campus and Auxiliary campus projects presented to Village Council
10/23/07.

¢ Neighbor concerns re. Auxiliary campus expressed to Village Councii on
10/23/07.
Main campus project approved by Village Council on 11/06/07.
Auxihary campus project tabled, at Fairview’s request, by Village Council
11/06/07.

o lairview works to address neighbor concerns about Auxiliary campus project;
including engaging a study by an independent consultant on home values.

¢ Second neighbor meeting announced for 4/29/07 with invitations sear to ali
neighbors within 250 feet of the Awdliary campus project (24 addresses) and
follow-up phone cafls made o the six neighbors who expressed the most concerns
with the project and to attorney Bill White who has been engaged by neighbors.

Second neighbor meeting held at Fairview on 472908 with 29 neighbors and attorney
White present (sign-in sheet attached). The Fairview project team was present inciuding
the architect, attorney, projeci manager, and builder. Richard Olson, President, opened
the mecting at 7:00 pm by welcoming the neighbors, encouraging them: to enjoy the
deserts, reviewing the Fairview mmission statement, and praying for our time together.
Stephen Stewart, Vice President, then walked through a 26-page power point presentation
(slides attached) designed to address the four main areas of expressed ncighbor concern:
Storm Water Management, Traffic Impact, Ambulance Usage, and I[Tome Vaiue Impact.

Storm Water Management: neighbors were informed thai although the Main campus
pond system improvements were not needed for another two years, Fairview has started
the work now to alleviate concems regarding storm water. Pond on Main campus is
being cxpanded in capacily 1o include accommodaiion of the water retention needs of the
Auxiliary campus.

Traffic Impact: a revised layout of the buildings was presented showing the driveways
inio the two underground parking stalls for each of the 32 residences. The traffic study
which was recently completed for the Main campus project was referenced which
determined a negligible impact on traffic from 19! additional residences being added. Tt
was also noted thar the retired seniors in their 70°s would have imited need to be entering



onto Fairview Avenue during the rush hours. [n fact, Fairview believes the Auxiliary
campus project will have much less impact on fraffic congestion than would seven single-
[amily houses with two or three cars each entering Fairview Avenue during peak hours
and throughout the day.

Ambulance Usage: the resulis of a study done by Fairview analyzing ambulance calls to
the existing residential units on the Main campus werce shared. Dwuring the 12 month
period ot 4/07 through 4/08, there were 60 ambulance calls made (confirmed by the fire
depariment) for the 330 residential seniors, average age of 84, living on the campus.
Extrapolating out the same usage rate to 64 seniors Hving on the Auxiliary campus would
yield less than one ambulance call per month. In addition, it is expected the average age
of the Auxiliary campus residents will be in the mid-70’s range, indicating an even lower
ambulance usagc rate.

Home Value Impact: this being the greatest concern previously expressed by the
neighbors, Fairview mvested a large amount of ime and tinancial resources studying this
issue. The resulls of a study by Tracy Cross and Associates were presented which looked
at twelve senior living projects in the area, including the existing Fatirview campus,
comparing the five-year home value appreciation within 4 one-hal( mile circumference of
the communities versus the appreciation of the homes in the entire suburb. The resulis
showed an appreciation rate slightly lower for those houses closest to the senior
communities in five of the twelve instances and slightly higher in seven of the twelve
Instances (incleding the Fairview campus). However, the results, whether positive or
negative, were so minuscule, that Tracy Cross and Associates concluded, “development
of the West Fairview Avenue program (Auxiliary campus) will have no detrimental
impact apon local home values”. Il was again shared that the Auxiliary campus 18 not an
“aparlment” project where “renters” give a one-month security deposit and then move i
In fact, the entry fees required for move-in to these residences will be north of $500,000
each. Finally, the architect for the Avxiliary campus presented the new, enhanced project
layoaut with a floor plan showing the 1,680 square foot residences, the revised project
survey with set-backs enlarged, the preliminary landscape plan, and multiple drawings
and artist renderings of the project buildings compared 1o the existing house on the
campus. In facl, the aerial photographs demonstrate there is less “green space”
swrounding the houses on Davane Lanc than what wall surround the Auxiliary campus
buildings due to their underground parking.

Having addressed each of the four expressed neighbor concerns, we opened the meeting
up for questions. No questions were asked about any of these previously stated concerns.

The questions now focused upon diflerent issues, inchuding:

Auxiliary campus lot coverage versus seven house lot coverage (we will provide).
Will there be berming (we will work this through with the Village).
What is the construction ime fTame {an approximate time frame of two years is
anticipated at this time).

o Planned usage of five additional adjacent lots (they are currenily for sale).



«  Would Fairview buy additional properties fronting Fairview Avenue il available
{we would look closely at any property adiacent to our land-locked campus).

» Will Fairview attempt to expand further west onto Davane Lane (no; we are
attempting to self the lots we currently own on Davane Lane).

¢ The Village promised there would be no more zoning changes considered afier
the Siever’s property zoning change by the video store (we cannot address).

» The buildings look very nice, but single family houses are better (we respectfully
disagree with that statement).

In surmmary, after a one-and-one-half hour meeting, Fairview believes it hag
constructively addressed the four main issues raised by the aeighbors at the City Council
meetings on 10/23/07 and 11/06/07 (storm waler management, traffic impact, ambulance
usage, and home value impact). In fact, we now believe some of the neighbors have
decided they will oppase any kind of development on the west side of Faitview Avenue
that 1s not single family houses, regardless of whether or not there are any negative
impacts to them. Fairview believes there is a need for exactly this kind of product for
seniors living in our Downers Grove commurity.

Stephen Stewart ended the mecting by stating Fairview”s intent to continue o be a good
neighbor, but to also strive to fulfill our mission statement “io be a Christ-honoring
rescurce netwotk for senior adults that fosters purpose and nurtures vitality and spirit”.
We may disagrec...but we will not be disapreeable.

The Fairview team stayed to continue discussions with neighbors individually untif
approximately 9:30 pm.

second neighbor meeting 4-29-08 .doc
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[Project Statistics

Four, two-story

buildings with eight
residences each,
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[Auxiliary Campus

Preliminary Planned Development
and Rezoning (Residential Living)
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Village Meeting Minutes

Plan Commission — October 1, 2007
Village Council Workshop — October 23, 2007
Village Council Meeting — November 6, 2007

Village Council Workshop — May 27, 2008
Village Council Meeting — June 3, 2008



DRAFT

VILLAGE OF DOWNERS GROVE
PLAN COMMISSION MEETING SEPTEMBER 8, 2008, 7:00 P.M.

Chairman Pro Tem Waechtler called the September 8, 2008 meeting of the Plan Commission to
order at 7:00 p.m. and asked for aroll call:

PRESENT: Chairman Pro Tem Waechtler, Mr. Cozzo, Mrs. Hamernik, Mr. Mategjczyk,
Mr. Quirk, Mrs. Rabatah, Mr. Webster

ABSENT: Mr. Beggs, Chairman Jirik
STAFF PRESENT: Mr. Jeff O’Brien, Sr. Village Planner; Mr. Stan Popovich, Village Planner;

VISITORS: Steve Stewart, Fairview Village, 210 Village Drive, Downers Grove*; Don
Vandevander, Fairview Village, 210 Village Drive, Downers Grove*; Doug
Thaxton, Fairview Village, 210 Village Drive, Downers Grove*; John Martin, 1755
Naperville Road, Wheaton; Andrea VanBuren, 6576 Fairview, Downers Grove*;
John & Simone Kapovich, 6416 Blodgett Court, Downers Grove; Marc Pietrzak,
6430 Blodgett Court, Downers Grove; Dana Rennie, 613 65" Street, Downers
Grove,; Bill Myers, Fairview Village, 210 Village Drive, Downers Grove;, Mary
Spencer, 6332 Blodgett Court, Downers Grove; Frank Muraca, ARCH Consultants,
250 Parkway Drive; Kerry & Peggy Richmond, 6575 Davane Lane, Downers Grove,
Anne Hizon, 661 61% Street, Downers Grove; Walter & Doreen Lenckas, 6357
Davane Court, Downers Grove; Dan & Sue Gross, 6407 Davane Court, Downers
Grove; Bob Scelze, 6642 St. James Court, Downers Grove; Larry Rosol, 6556
Berrywood, Downers Grove; Jeanette Howard, 6443 Davane Court, Downers
Grove; Daniel C. Carlson, 6336 Davane Court, Downers Grove; Rick & Nene Bailey
6413 Blodgett Court, Downers Grove; Carmela Zinnecker, 6345 Davane Court,
Downers Grove*; Janet Cerny, 412 66" St., Downers Grove; David & May Tsui,
6407 Blodgett Court, Downers Grove; Carol Rochter, 6600 St. James Court,
Downers Grove; Anthony DiSalvo, 6339 Davane Court, Downers Grove*; Lauren &
Quinton Ford*, 415 66™ Street, Downers Grove;, Carol & Bob Nield, 6326 Fairview
Avenue, Downers Grove; Vaeria& Evelyn Giraa, 532 66™ Street, Downers Grove;
Joy & Ron Detmer*, 6580 Davane Lane, Downers Grove; Jason Mitchell, 6572
Fairview Avenue, Downers Grove*; Simon & ClaraLiu, 6436 Davane Court,
Downers Grove; Natasha Buh, 6412 Davane Lane, Downers Grove; Sandra & Ray
Konrath, 6637 Saint James Court, Downers Grove; Fred Foss, 6579 Davane Lane,
Downers Grove, Marge Earl, 4720 Florence Avenue, Downers Grove *; C. Wel,
6440 Fairview Avenue, Downers Grove; Betty C. Lewis, 6431 Davane Court,
Downers Grove; Theresa Stewart, 6413 Davane Court, Downers Grove; Tarig Khan,
6450 Fairview Avenue, Downers Grove*; Mary & Walter Sobat, 404 66™ Street,
Downers Grove; Arlene & Benjamin Widrevitz, 7136 Blackburn, Downers Grove;
G. Tracy Cross, Tracy Cross & Associates, 1920 N. Thoreau Drive #150,
Schaumburg*; Mike Carey, Powermart, 1301 W. 22" Street, Oak Brook* ; James F.
Russ, Jr., Attorney, 4915 Main Street, Downers Grove*; Ed Rickert, 6563
Berrywood, Downers Grove*; Jon Povlivka, 6016 Washington, Downers Grove*;
William White, Attorney, 5530 Main Street, Downers Grove*; Luke Casson,

PLAN COMMISSION 1 SEPTEMBER 8, 2008
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Kensington Real Estate Consultants, Inc., P. O. Box 39, Lemont, IL*; Suli Gasafer
(phonetic spelling), Plainfield, IL (* Spoke at Meeting)

Chairman Pro Tem Waechtler led the plan commissionersin the recital of the Pledge of Allegiance.

Minutes of the August 4, 2008 Meeting - Mr. Matejczyk made a motion to approve the minutes as
presented, seconded by Mr. Cozzo. Maotion carried by voice vote of 7-0.

Chairman Pro Tem Waechtler reviewed the meeting’s protocol for the public and petitioners and for
those petitioners that would be speaking on the following two petitions:

FILE NO. PC-35-07 (Continued from 08-04-08) A petition seeking approval of a Preliminary
Planned Devel opment Amendment to expand Planned Development #32 Fairview Village for the
construction of four multi-family buildings and to rezone such property from R-3, Single Family
Residential to R-5A, Townhouse Residential for the property located on the West side of Fairview
Avenue at the intersection of Fairview Avenue and Lynn Gremer Court, Downers Grove, IL (PIN’s
09-20-213-013,-014,-015,-016,-017,-018,-019); Steve Stewart, Petitioner; Fairview Ministries,
Owner

Turning to the overhead screen, Village Planner Stan Popovich reviewed the petition explaining the
petitioner is requesting a Preliminary Planned Devel opment Amendment to Planned Devel opment
#32 and rezoning from R-3 Single Family Residential to R-5A Townhouse Residential in order to
construct four (4), two-story senior citizen apartment buildings on a 2.9 acre parcel surrounding
Lynn Gremer Court.

Reviewing some of the project’s history, he discussed that on October 1, 2007, the petition received
a positive recommendation from the Plan Commission for the Main Campus and for the proposed
Auxiliary Campus on the west side of Fairview Avenue. The Village Council approved the Main
Campus proposal on November 6, 2007, and subsequent construction began on the Main Campus.
However, per the petitioner’s request, the Village Council tabled the Auxiliary Campus proposal so
the petitioner could examine surrounding home values, the appropriate use of the land, rezoning,
stormwater management and traffic. In May 2008, Fairview Village returned to the Village Council
with the petitioner having a prepared market analysis. Because the site plan changed, staff
recommended returning the petition back to the Plan Commission. In June 2008, the Village
Council returned the petition to the Plan Commission and charged the Plan Commission to review
the project and consider four aspects of the project: home values, appropriate use of the land,
stormwater management, and traffic.

The petition was scheduled for the August 4, 2008 Plan Commission meeting, but the petitioner
requested the Plan Commission to continue the petition so they could provide additional
information to staff. The petitioner submitted additional property value data to staff in late August
2008. Currently, the petitioner is requesting preliminary approval of the land use and preliminary
site plan approval. Final building, engineering and site plans, a Plat of Vacation for Lynn Gremer
Court and a Plat of Subdivision will be required to come back to the Plan Commission and Village
Council for approval of afinal planned development amendment. Tonight’s discussion will focus
on the four following points: home values, appropriate use of the land, stormwater management,
and traffic.

PLAN COMMISSION 2 SEPTEMBER 8, 2008
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Per Mr. Popovich, the proposal includes the construction of four (4) two-story units and converting
the existing house into a clubhouse and executive office. Three of the buildings surround a
courtyard and the remaining building sitsin the northwest corner of the property. The proposal has
been revised, and the setbacks from the north, west and south property lines are 47 feet, as opposed
to the 20 to 30 feet previously noted. Each building would have underground parking for its
residents. The access drive will be no closer than 68 feet from the west property line, compared to
25 feet in the previous proposal. All vehicleswill be entering and exiting at Fairview Avenue. The
site provides 96 parking spaces, 20 underground spaces for each apartment and 16 spaces at grade.
Approximately 80,000 sgquare feet of green space is being proposed with landscape buffers to the
north, west, south, and landscaping along Fairview Avenue. A floor plan was shown. Four units
per floor are planned. Renderings and elevations were presented. Bulk regulations and height
regul ations were being met by the petitioner.

Mr. Popovich stated Gewalt Hamilton Associates, Inc. completed a traffic study of the Auxiliary
Campus, which found that the traffic generated from the senior living development would not create
asignificantly different impact on the existing roadway system than the previously approved single-
family development. The study found single-family residences would generate five trips during the
morning peak hour and seven trips during the evening peak hour for 12 total peak trips. Overall, the
single-family residences would produce 67 total trips per day. The proposed senior independent
living units would produce three trips during the morning peak and four during the evening peak for
atotal of seven peak trips. Overall, the proposed devel opment would produce 111 trips per day.
The difference results from slightly higher off-peak (mid-day) traffic associated with the senior
independent living use. Seniors would make more trips during daytime off-peak hours.

Staff’s data reflects that Fairview Avenue between 63 Street and 75" Street has an average daily
traffic count of 14,000 vehicles. A single-family development would result in a0.05% increasein
traffic, wherein the proposed senior community would result in a 0.08% increase.

The traffic study identifies the level of service for the intersection of the access roads with Fairview
Avenue asalevel of Service B for weekday morning peak hours and Level of Service C for
weekday evening peak hours for movements into and out of the Auxiliary Campus. Levels of
Service are rated A through F, with A being the best, D being the lower threshold of acceptable
waiting times. Levels E and F are unacceptable. The anticipated Levels of Service would be
acceptable even with the additional trips. The Village’s Public Works Department reviewed the
traffic study and found the increase in traffic would not result in significant service level decreases
along Fairview Avenue. Staff believes the residents of the site who have to enter and exit the site
will feel the largest impact. Staff believes the petitioner has addressed this matter.

Regarding the home value study, consultant Tracy Cross & Associates, Inc. completed a market
analysisin February 2008, which concluded that the proposed Auxiliary Campus would have no
detrimental impact on surrounding home values. The report found that in six cases out of eleven the
local annual percent change in home values was higher than for the host municipality. In the other
five cases, the local areaannual percent change in home values was lower than the host
municipality. Staff requested additional information to further clarify the analysis’s findings since
they were inconclusive.

In August 2008, the consultant examined three cases where municipalities rezoned from single-
family residential to multi-family residential and the impact the rezoning had on property values.

PLAN COMMISSION 3 SEPTEMBER 8, 2008
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The study found that multi-family developments expanding into single-family neighborhoods did
not impact single-family home values. Mr. Popovich explained the study also reviewed three cases
of single-family residential being located adjacent to senior living facilities: onein Downers Grove,
onein Burr Ridge, and one in Barrington and found that the home values immediately adjacent to
the developments were similar to home values further away from the senior living facility. The
study of these six devel opments appears to support the assertion that multi-family developments did
not affect the property values immediately adjacent to single-family houses whether the
development existed or following arezoning. The consultant will provide further details.

Mr. Popovich also explained that staff conducted its own research through the American Planning
Association archives. A Massachusetts Institute of Technology (MIT) Center for Real Estate study
completed in 2005 examined the impact of large-scale, mixed-income, multi-family rental
development with an affordable housing component into single-family neighborhoods from 1983
through 2003. Mr. Popovich pointed out Fairview was not affordable housing. The MIT study
examined seven cases over a period of 20 years. The study looked at the immediate area and the
larger municipality with regard to property values. The research found that the multi-family rental
developments with affordable housing did not negatively affect the sales price of nearby single-
family homes. Mr. Popovich further explained the study looked at the worse case scenarios over a
short-term time period and along-term time period and concluded that the developments did not
have a negative impact. Staff believes the study isrelevant as the density of the studied casesis
comparable to the proposed densities of this proposal. Based on the Tracy Cross and MIT studies,
staff believes the proposed Fairview Village project would not have a negative impact on
neighboring property values.

Asto the appropriate use of the land, Mr. Popovich conveyed the site is not in line with the Future
Land Use Plan since the plan designates the area as Residential 0-6 dwelling units per acre. The
development isfor 11 dwelling units per acre. While the proposal is not consistent with the Future
Land Use Plan, it is consistent with the multi-family developmentsin place along Fairview Avenue
between 63" Street and 75" Street. He noted a nearby townhouse development located north on
Fairview Avenue; the Main Campus across Fairview Avenue being multi-family; and apartment
buildings and townhouse devel opments being located on the east side of Fairview Avenue
immediately north of the Main Campus. Lastly, a multi-family complex was located at the
northwest corner of Fairview Avenue and 75" Street. Staff agreed the proposal had merit since
multi-family zoning along Fairview Avenue aready existed.

In addressing the stormwater management issue, the proposal provides a preliminary engineering
plan, which will take existing stormwater and pipe it underground to the two new improved ponds
located on the main campus. A couple of the storm sewers may have to be removed or replaced in
order to meet new requirements and layouts. The ponds were designed to provide capacity for both
the Auxiliary and Main Campuses. The pond reconfiguration is currently on going.

Mr. Popovich stated public improvements would include a vacation of Lynn Gremer Court with a
new entrance drive on Fairview Avenue. Any existing utilities would be re-used as much as
possible. The proposal meets the R-5A bulk regulations for setbacks, height and open space. A plat
of subdivision will be required to be filed for final planned development approval. School and park
donations will also berequired. Fire Prevention has reviewed the revised plans and believesthereis
adequate access in the drive aisles and separation between the buildings.
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In addition, neighborhood comment has been extensive with meetings held in September 2007 and
April 2008. The neighbors have hired Counsel, and staff has been corresponding with the attorney
and the neighbors. A memo from the attorney was on the dais for commissionersto review.

Mr. Popovich stated that staff believes the four Village Council issues have been addressed as stated
in staff’s report, and the standards for approval for an amendment to the Zoning Ordinance have
been met as well as other multi-family uses exist on Fairview Avenue. The Tracy Crossand MIT
study also support the findings of no detrimental impact to surrounding single-family property
values. The planned development standards have been met, and the proposal complies with the
Zoning Ordinance, adequate provisions have been made for sewer, traffic and open space. Staff
believes the property is suitable for the proposed use, and the project is not detrimental to the
genera health, safety and general welfare or surrounding property values. The proposed
development meets the zoning requirements of the R-5A district.

Staff asked the Plan Commission to recommend approval of the petition with staff’s conditions on
page 11 of itsreport. Mr. Popovich offered to answer questions.

Per Mr. Mategjczyk’s question about the Village Stormwater Department being concerned about the
stormwater plan provided by the petitioner, Mr. Popovich confirmed there were no concerns, noting
it was apreliminary plan. Staff and stormwater staff were fine with the plan being proposed.
Regarding the various studies inside and outside of the Chicagoland area, he asked if the studies
indicated a negative impact on home valuesin the area of the development or even a neutral impact,
Mr. Popovich stated home values continued to rise. The only changes seen were in the percent
changein increase.

On behalf of the petitioner, Mr. Steve Stewart, Executive Vice President of Fairview Village,
thanked the Commissioners in postponing the presentation due to additional work with Tracy Cross.
Mr. Stewart stated the agency has been in Downers Grove since 1973 and has expanded the campus
to be afull, continuing care retirement facility with 450 to 500 seniors living on the campus. A
history of the project through the Village process followed. He noted the proposal does meet the
requirements of the bulk standards and confirmed the proposal was seeking a change in zoning from
R-3 to R-5A to match what was across the street. For the expansion of the main campus, Mr.
Stewart said starting the ponds was probably ayear premature, but he wanted to show a good faith
to the neighbors in starting that expansion.

Mr. Stewart stated he believes the project will be an asset to the community and wants to continue
to have aflagship campus in the Village. In addition, the failed single-family home project across
the street was an opportunity to expand the project, since there was await list in the community.

He noted the plan has been reworked to have the building setback within the requirements of the
current zoning. “Before” and “after” slides were presented. He confirmed the bulk standards for
the proposal werein compliance. Two parking spaces are reserved for each unit. Regarding the
pond construction, about 80% of the pond is completed and should be completed thisfall. Because
neighborhood suggestions have been taken into account and have enhanced the proposal, the
proposal sits as currently presented. The four buildings will total 32 units at approximately 1,650
sguare feet per apartment. Entry costs are approximately $500,000 to $600,000. Renderings of the
buildings were presented. He thanked the neighbors for some of their comments. Mr. Stewart
closed by stating the petitioner not only purchased the seven lots on the west side of Fairview
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Avenue but also was required to purchase the five remaining lots within Green Acres Subdivision.
However, the proposal tonight was for only the seven lots surrounding the cul-de-sac. Thefive
remaining lots are till for sale as single-family lots.

Mr. Cozzo inquired about the mention of “berming” from the neighborhood minutes wherein

Mr. Stewart stated there have been discussions about berming, and it will have to be worked out in
the final presentation. He preferred to install some berming but would work with staff on their
input. Chairman Pro Tem Waechtler inquired about the landscaping on the west side of the
townhomes to screen from the residents, wherein Mr. Stewart stated the screening has been
considered and he will have alandscape architect work further on that issue. Hereiterated the
petitioner wanted to have a good relationship with the neighbors. Per a question, Mr. Stewart
advised about 50 individuals were on the wait list.

Mr. Tracy Cross with Tracy Cross & Associates, Schaumburg, Illinois, discussed his scope of
business focuses on marketing analysis and market research. He reminded commissioners the focus
of his study was to analyze the housing values around senior citizen facilities that were in a half-
mile radius and compare those values to a host community. Initially, the study wasinclusive in that
the radius was either too large or the senior facility was an isolated campus and did not reflect the
respective zoning change or show what happens when homes directly abut such afacility.

Mr. Cross walked through his presentation in detail discussing various rezoning examples to multi-
family zoning near single-family zoning and the fact that the rezoning had no impact to the housing
value. Inreviewing home valuesin single-family devel opments adjacent to senior facilities, he
noted home values have either increased or increased at the same rate as the single-family
developments. There has been no impact in the examples presented. Mr. Crossreiterated the
proposal adds value or will protect valuesto a certain degree.

Mr. Cross stated his examples were randomly chosen within DuPage County dating back to 1999.
No properties prior to 1999 were reviewed. Chairman Pro Tem Waechtler pointed out during this
period it was atime when real estate valuesincreased. He thanked Mr. Cross for his presentation.
Per a question, Senior Village Planner, Mr. O’Brien, stated he was familiar with the development in
Barrington but not the other developments.

Attorney Jim Russ, 4915 Main Street, Downers Grove, informed the Commission he was the
attorney for Siever’s and Stevens Construction, which was the devel oper of the townhomes south of
the Family Video building. Mr. Russ reviewed the history of that project’s rezoning ultimately to
the R-5A zoning district, which was approved by Village Council. Reviewing prior minutes and
workshop minutes, the concern was whether the townhome devel opment was an appropriate buffer
from the commercial to theresidential area.  The Council felt it was an appropriate buffer. He did
not see any reference to any “promise” that there would not be further development along Fairview
Avenue. Instead, he found reference to any further devel opment along Fairview Avenue would
have to be reviewed on an individual bases, as referenced by Mr. Rathje, the prior Village
Community Development Director, and the development would probably come before the Plan
Commission as a planned unit development for multi-family use.

Mr. Stewart asked to have two residents of Fairview Village speak to the Commission.

Mr. Donald Vandevander, 200 Village Drive, Dowers Grove, and Mr. Douglas Thaxton,
200 Village Drive, Downers Grove introduced themselves and presented a signed petition from
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residents of the facility who supported the expansion efforts of the Fairview Village on the west
side of Fairview Avenue. He presented the petition to Chairman Pro Tem Waechtler.

Mr. Vandevander stated he chose Fairview Village because of what it offers in the way of ministries
and various activitiesit offers. Both men invited the Commissionersto visit the beautiful facility.
He stated the site was kept up very well. Mr. Thaxton discussed the volunteer activities offered at
the facility.

Chairman Pro Tem Waechtler opened up the meeting to public comment.

Mr. Jason Mitchell, 6572 Fairview, Downers Grove, resides directly south of the vacant lot. He
raised concern about the amount of vehicles entering and exiting the driveways, and it being very
close to hisdriveway and had safety concerns for his children. Hislargest objection was the fact
that the proposed development will affect the character of his neighborhood and will affect his view
from his home. He stated a study paid by the petitioner could present positive numbers over not so
positive numbers. He asked that the commissioners “plan” their projects. He also pointed out the
facility could change officials and change the use of the property to apartments.

Mr. Ron Detmer, 6580 Davane Court, Downers Grove, stated much has changed since Fairview
Village came before the last Plan Commission meeting. He stated the CEO reveaed that Fairview
Village plans to extend their apartment building concept and purchase available properties along
Fairview Avenue north and south of Lynn Gremer Court. He called attention to the fact that the
petitioner has made reference that it owns five lots on Davane Lane, two of which abut the proposed
development and he questioned the petitioner’sintention as it relates to those lots. He voiced
concern about future development of Fairview Village and the intrusiveness of the proposal into the
neighborhood. He summarized some of the comments made at neighborhood meetings contrasted
what Fairview Village had previoudly stated. Mr. Detmer found discrepanciesin the Tracy Cross
studies, the Village’s Master Plan and the standards of approval for amendments to the Zoning
Ordinance as it relates to this proposal.

Commissioners noted some of Mr. Detmer’s comments were al so specul ative.

Mr. Anthony DiSalvo, 6339 Davane Court, Downers Grove, was sworn in. Mr. DiSalvo stated his
neighborsin Green Acres have questioned the actions of this Commission. He reviewed the prior
annexation and zoning for the site and discussed what occurred over the past few years; i.e., prior
builders mis-timed the housing market. As aresult, he stated the petitioner was a buyer who
purchased |ots that did not meet its needs and was now requesting a change to the zoning. He
guestioned why the Village should grant the rezoning. Mr. DiSalvo stated the residents would like
the Commission continue to maintain the residents’ neighborhood as it has been represented; i.e.,
single-family homes. Any deviation was against the zoning and was contradictory to prior
meetings. Mr. DiSalvo referenced minutes of January 22, 2002 wherein it was conveyed by a
Village Council member that the Village did not have control over the property at al, it was not in
the Village of Downers Grove, and if it were annexed into the Village, the Village would be able to
define what would exist at the site. It went on to discuss future devel opments and not to focus just
on the present.

Per Mr. DiSalvo, at the meeting of April 23, 2002, the same Council member conveyed if the site

was within the Village, the decision would be simple because it depicts the area on the Future Land
Use Map asresidential. Mr. DiSalvo asked that the neighborhood remain residential. He also
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stated that if the Commission approves the rezoning of the property, he and his neighbors would
come before the Commission to rezone their property to multi-family.

Ms. Andrea VanBuren, 6576 Fairview, Downers Grove, representing herself and her neighbor, Bill
Nelson (6624 St. James Court) who could not attend the meeting, discussed that staff uses MIT’s
study as a basis for justifying that the proposal will not negatively affect surrounding home values.
She pointed out that MIT’s study appears to justify the Massachusetts Chapter 40.B. of the Anti-
Snob Zoning Act which allows devel opers to obtain state permits to override local zoning
regulationsif less than 10% of the community’s housing stock is defined as “affordable.” While
staff indicates the density of the study areas of the petitioner’s proposal are similar, staff lacks to
convey isthat the housing stock is very dissimilar. Ms. VanBuren went on to discuss how the
housing stock differed in the MIT study, and how some information was dismissed from the study.
She believed the MIT study was lending credibility to the Fairview proposal. She discussed in
staff’s memo, reference is made that the proposal is not consistent with the Village’s Future Land
Use Map (FLUM), yet staff says the proposal is consistent with the multi-family developments
along Fairview Avenue. She found zoning decisions made in Westmont would be abasis for the
Villageto ignoreitsown FLUM. There was concern about the Commission rezoning a parcel that
was just zoned annexed and rezoned four years earlier. Ms. VanBuren pointed out the subdivision
with three buildings on the property has not had time to be successful because it has been discussed
at meetings continuously.

She voiced concern about precedent setting and asked that the Commission reject the proposal and
adhere to the zoning of its FLUM. She noted the proposal was meeting the setbacks of R-5A
zoning and found inconsistencies with the revised Tracy Cross & Associates study. She believed
the proposal was an intrusion into an established community.

Mr. Ed Rickert, 6563 Berrywood, Downers Grove, was sworn in. Mr. Rickert noted his home was
on the lot directly west of Davane Court. He was not convinced the facility was inappropriate for
the area at first. He discussed the concern was not whether it was R-3 zoning versus 5A zoning, but
the fact that Fairview was creating a continuum care campus where residents purchase single-family
homes, eventually purchase assisted living homes, and then move into the nursing home; i.e.,
moving a business useinto aresidential use. It also allowed the petitioner to avail himself to a
continuum of care variance and to add beds to an existing property without going through the full
Certificate of Need process to show thereis aneed for nursing home beds in the community. For
the above reasons, he opposed the project.

Mr. John Povlivka, 6016 Washington, Downers Grove, was sworn in. He reviewed the zoning the
petitioner was seeking, noting the fifth structure, would be an office and clubhouse. He asked if the
petitioner was asking for zoning of an office on the property. Mr. O’Brien stated the zoning for the
property would be R-5A with a Planned Development overlay with specific uses permitted. In this
case, the petitioner requests the existing single-family residence be converted into a small office and
clubhouse.

Mr. Bill White, attorney, 5330 Main Street, Downers Grove, has been asked to assist the
homeowners. He asked the Commissioners to consider whether the Village’s FLUM meant
anything given the Village Council recently passed an ordinance to comprehensively review the
FLUM. If the Commission was going to deviate from the FLUM, then strong reasons needed to be
conveyed. Also, because Fairview Village has openly admitted that it owns other parcels on the
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west side of Fairview Avenue, that to rezone this parcel without taking those parcels into account,
pre-empts any successful review of the FLUM and places an R-5A zoning in the middle of that
piece of property and sets a precedent for future developments. He believed it was inappropriate
that this was not conveyed from the very beginning. Personally, Mr. White stated proper planning
was looking at Fairview Avenue in its entirety and determining where the parcel should go in the
long term and not parcel by parcel. He questioned why the Village would pay a significant amount
of money to a consultant to ook at proper planning and the Future Land Use Map, especialy if the
proposa was approved.

Mr. White also questioned whether the MIT study and the Tracy Cross study would find a multi-
family project anywhere that would negatively affect single-family home values. He believed it
should not be based on one petition but on many and should be considered when the Village’s
FLUM and Comprehensive Plan was reviewed and be decided upon by the community. In addition,
he recalled the word “buffer” being discussed but no promises said. However, he stated the
homeowners feel they were promised that single-family would remain. Mr. White asked those
residents who were against the petition to stand up or raise their hand for the Commission to see.
He reiterated he was not representing the homeowners but merely assisting them to prepare their
case. However, he stated their sentiment on this matter was very strong. He pointed out the
residents wished to preserve the character of their neighborhood, which could not have a monetary
value placed upon it. Again, he asked the Commission what was the compelling reason to deviate
from the Future Land Use Map.

Mr. Quinton Ford, 415 66™ Street, Downers Grove, discussed the contract he entered into to
purchase his current home about three months ago. After finding out about Fairview’s purchase of
nearby properties, he tried to get out of the contract due to such a development. He stated his point
was that based on the law of supply and demand, when a single qualified motivated buyer is not
interested in a property because of adjacent activities and property uses, it decreases the property
value. He questioned Mr. Cross’s statement of “he could not find many examples of rezoning from
single-family to multi-family” and why, wherein Mr. Ford surmised that planning commissions
realizeit isnot agood ideato do that because it disrupts the character of single-family

nei ghborhoods.

Mr. Tariq Khan, 6450 Fairview Avenue, Downers Grove, commented when he purchased his home
that it had been on the market for two years. He did not believe the residents should be penalized
for afailed business decision. He agreed that the area was hurting prior to the purchase of his
home. However, he noted when reviewing the east side of Fairview there were many various
subdivisions and many homes were older and not rehabbed yet. On the west side, the development
was occurring and was encouraging. He believed the proposal was going to hinder further
development. He did not trust the petitioner because some of their townhomes on the east side of
Fairview were already run down for the area.

Ms. Carmella Zinnecker, 6345 Davane Court, Downers Grove, was sworn in, resides directly
adjacent to the townhomes, and referenced a comment made by Mr. Stewart regarding Darien Club.
She stated those homes were built after Fairview Village, and the residents there have chosen to live
there when the development already existed. Wherein, this proposal was something new, and the
more recent homeowners including herself bought their property because the lots were there as
residential. She stated it was disheartening to see the change. Asto the Tracy Cross study, she
stated the study had to consider those devel opments not in the middle of aresidential neighborhood
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but off to aside, or they were in existence before some of the homes were. She asked that the
petitioner and Mr. Cross take into the consideration those items they considered when they
purchased their own properties.

Due to no further comments, the public comment portion of the meeting was closed.
No comments were received from the commissioners.

Mr. Stewart closed by stating he was excited about the project and committed to what was being
proposed. He did not believe the proposal had a negative impact to the neighborhood and because
he paid the consultant for the study, it did not invalidate the study. He thanked Mr. Russ for
researching the minutes and clarifying what was said at earlier meetings. Mr. Stewart felt no
precedent was being set. The R5A requirements were being met. In addition, he disagreed that the
proposal was being characterized as abusinessuse. He asked that the Plan Commission make a
positive recommendation to the Village Council.

As to the many references about the Village reviewing the Future Land Use Map and
Comprehensive Plan and when it will take place, Mr. O’Brien explained the Village very recently
contracted with a consultant to review the Village’s Comprehensive Plan, which includes a
comprehensive study of the FLUM. He expectsit will take until 2010 before the project is
completed. Mr. O’Brien stated the FLUM was revised in 2005 for the Siever’s project. The map
was reviewed in 2002 and 2003 with no formal recommendations adopted by the Village Council.
Detallsfollowed. The most recent narrative to the map was last approved in 1995.

(The commission took abreak at 9:15 p.m.; the commission returned at 9:25 p.m.)

Chairman Pro Tem Waechtler announced that he, Commissioners Beggs and Hamernik were re-
appointed for the next three years.

Mr. Matejczyk discussed the difficulty of hearing both sides of the proposal since they both made
sense. He also stated spot zoning was very difficult. Another concern was what effect the proposal
would have on property values. However, he has heard no data where this type of development is
detrimental to property values. Mrs. Rabatah voiced her concern about the upcoming review of the
Future Land Use Map when the proposal was before them. While Mr. Cozzo favored the concept of
the overall service of the proposal, its architecture, and its attempt to be compatible, he voiced
concern about dropping the proposal in the center of a neighborhood. Mr. Matejczyk also clarified
this proposal was aresidential use versus aresidentia use, and the issue was the residents’ needsin
that area versus the needs and benefits of the greater community. He noted the population was
aging and would like to remain in the community.

Mr. Webster clarified that this Commission recommends to the Village Council what is appropriate
and that staff plans the zoning of the Village. While he understood the opposition of the changes to
the fabric along Fairview Avenue, he did not believe it was fair to state the proposal wasin the
“middle” of aneighborhood, but instead would be contiguous to an existing planned devel opment
across the street. He questioned the term “spot zoning”, as it was aresidential use to another type of
residential use. In addition, Mr. Webster stated Fairview Village was an existing part of the
community and brought value to the community. The proposal met the standards for planned
developments and amendments to the Zoning Ordinance. Mr. Webster supported the project for the
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prior reasons stated and left the final decision with the Village Council but did not believe the
review of the FLUM had alarge bearing on the proposal tonight.

Mrs. Hamernik agreed the standards for planned development were met, but the standards for
amendment to zoning were not met. She believed the Tracy Cross study was fair, and the traffic
study was valid. The suitability of the site was fine for the zoned purposes, and she believed the
length of time the property was vacant was due to current market conditions felt by everyone and
not because of the proposed facility. Mrs. Hamernik agreed the value to the community was true.
However, her issue was with the existing uses and the zoning of nearby properties. She stated up
and down Fairview Avenue was single-family, and she could not support the facility.

Adding to the comments, Mr. Quirk recalled Mr. Beggs brought up some similar situations where
uses crossed a street. These expansions do not constitute not meeting the standards under Number
1. Mr. Quirk stated the proposal meets the standards and immediately across the street, the land
was zoned at ahigher density. He was of the belief that the proposal would improve property
values and the Village. The proposal’s per square foot cost was aso high-end which he believed
would bring value to the neighborhood.

Chairman Pro Tem Waechtler reminded the public that the Commission was a fact-finding body
and many times had to work between the devel opers and the development. He recalled residentsin
this neighborhood purchased their homes with the understanding it would be a single-family
neighborhood, but it did not work out. Changing from an R3 to a R5A zoning was significant. He
also recalled when the Tracy Cross study was done it was during a time when rising property values
were occurring. He disagreed with Mr. Webster that a decision should not be left up to the Village
Council. Rather, this commission needed to stand by its decision. Mr. Matejczyk clarified his
understanding of the Tracy Cross study and the fact that there were no studies that showed the
property values decreased when such a facility was constructed near single-family. The fact that a
large number of residents appeared at the meeting reflected positively on the sense of community in
the immediate area and within the Village.

Mr. Webster agreed a recommendation from the Commission was necessary, but the irony was that
the project was recommended previously and it was a very decisive project. Ultimately, the Council
approves or denies the project.

Chairman Pro Tem Waechtler reminded the four key findings of fact were discussed tonight.

WITH RESPECT TO FILE NO. PC-35-07, MR. MATEJCZYK MADE A MOTION THAT
THE PLAN COMMISSION RECOMMEND A POSITIVE APPROVAL OF A
PRELIMINARY PLANNED DEVELOPMENT AMENDMENT TO FAIRVIEW BAPTIST
HOME PLANNED DEVELOPMENT #32 AND REZONING OF THE SUBJECT
PROPERTIES SUBJECT TO THE FOLLOWING CONDITIONS:

1. THE FINAL PLANNED DEVELOPMENT SHALL SUBSTANTIALLY CONFORM
TO THE PRELIMINARY ARCHITECTURE PLANS PREPARED BY A.G.
ARCHITECTURE DATED SEPTEMBER 10, 2007 AND REVISED ON JUNE 27,
2008; THE PRELIMINARY ENGINEERING PLAN PREPARED BY GEWALT
HAMILTON ASSOCIATES, INC. DATED JULY 2, 2008, AND THE
PRELIMINARY LANDSCAPE PLANS PREPARED BY 3D DESIGN STUDIO
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DATED AUGUST 31, 2007, EXCEPT ASSUCH PLANSMAY BE MODIFIED TO
CONFORM TO VILLAGE CODESAND ORDINANCES.

2. THEPETITIONER SHALL FILEA PETITION FOR A FINAL PLANNED
DEVELOPMENT AMENDMENT, PLAT OF SUBDIVISION, PLATS OF
EASEMENT, AND A PLAT OF VACATION FOR THE LYNN GREMER COURT
RIGHT-OF-WAY NO LATER THAN ONE (1) YEAR AFTER VILLAGE COUNCIL
APPROVAL IF SAID APPROVAL ISGRANTED. IFAPETITION ISNOT FILED
WITHIN ONE (1) YEAR, ANY APPROVALS GAINED FROM THISPETITION
FOR A PRELIMINARY PLANNED DEVELOPMENT AMENDMENT SHALL BE
NULL AND VOID. THE BUILDING ELEVATIONSAND SITE PLAN SHALL
SUBSTANTIALLY CONFORM TO ANY PLANSAPPROVED BY THE VILLAGE
COUNCIL AND PLAN COMMISSION.

3. PRIOR TO THE PLAN COMMISSION CONSIDERATION OF THE FINAL
PLANNED DEVELOPMENT AMENDMENT, THE FOLLOWING COMMENTS
SHALL BE ADDRESSED:

a. A REVISED STORMWATER GRADING PLAN SHALL BE PROVIDED
THAT ADDRESSES STORMWATER CONVEYANCE FOR THE WESTERN
PORTION OF THE GREEN ACRES SUBDIVISION.

b. THESITE SHALL PROVIDE FOR OVERLAND FLOW ROUTESFROM
DAVANE LANE THROUGH THE SITE AND ACROSS FAIRVIEW
AVENUE WITHOUT NEGATIVE IMPACTSTO THE SITE OR FAIRVIEW
AVENUE.

c. BEST MANAGEMENT PRACTICESFOR STORMWATER QUALITY
SHALL BEIMPLEMENTED ON THE SITE.

d. ALL EXECUTED UTILITY EASEMENTSSHALL BE ABROGATED, AND
NEW EASEMENTSSHALL BE PROVIDED OVER ALL RELOCATED
UTILITIES, STORMWATER FACILITIESAND OVERLAND FLOW
ROUTES.

e. THEVILLAGE SHALL ASSUME OWNERSHIP OF THE WATER MAIN
AND WATER APPURTENANCES. ASSUCH, EASEMENTSSHALL BE
PROVIDED OVER ALL WATER MAIN PIPES, VALVES, FIRE
HYDRANTSAND ALL OTHER WATER APPURTENANCES.

f. APHOTOMETRIC PLAN SHALL BE SUBMITTED.

4. THE EXISTING LYNN GREMER COURT RIGHT-OF-WAY SHALL BE
VACATED.

5. THE FOUR PROPOSED APARTMENT BUILDINGSAND THE EXISTING
SINGLE-FAMILY RESIDENCE SHALL HAVE AN AUTOMATIC SPRINKLER
SYSTEM INSTALLED THROUGHOUT. ALL AREASOF EACH BUILDING
SHALL BE PROTECTED.

6. THE FOUR PROPOSED APARTMENT BUILDINGSAND THE EXISTING
SINGLE-FAMILY RESIDENCE SHALL HAVE A MANUAL AND AUTOMATIC
DETECTION SYSTEM INSTALLED THROUGHOUT. ALL DETECTION
SYSTEMSSHALL BE TIED INTO THE DOWNERS GROVE ALARM BOARD.
ALL AREASOF EACH BUILDING SHALL BE PROTECTED.

7. AFIREHYDRANT SHALL BE LOCATED WITHIN 100 FEET OF EACH
PROPOSED AND EXISTING BUILDING’S FIRE DEPARTMENT CONNECTION.
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8. EACH PROPOSED APARTMENT BUILDING SHALL HAVE ONE MAIN
ELECTRICAL DISCONNECT OR A SHUNT TRIP SYSTEM THAT CUTSPOWER
TO THE ENTIRE BUILDING.

9. PRIOR TO THE ISSUANCE OF ANY DEVELOPMENT PERMITSFOR THE
AUXILIARY CAMPUSDEVELOPMENT, THE PETITIONER SHALL PAY TO
THE VILLAGE A TOTAL OF $90,837.34 AS SCHOOL AND PARK DONATIONS
($63,691.89 TO DOWNERS GROVE PARK DISTRICT, $20,932.49 TO DOWNERS
GROVE ELEMENTARY SCHOOL DISTRICT 58, AND $6,212.96 TO
COMMUNITY HIGH SCHOOL DISTRICT 99) SUBJECT TO VERIFICATION BY
THE DEPARTMENT OF COMMUNITY DEVELOPMENT.

MR. QUIRK SECONDED THE MOTION.
ROLL CALL:

Per a question, Mr. Popovich stated the current request is for a Preliminary Planned Devel opment
Amendment. The petitioner will have to return with a final plan and final plat of subdivision in
order to obtain final planned development approval.

AYE: MR.MATEJCZYK, MR. QUIRK, MRS. RABATAH, MR. WEBSTER
NAY: MR.COzzZ0, MRS. HAMERNIK, CHAIRMAN PRO TEM WAECHTLER
MOTION CARRIED. VOTE: 4-3

Mrs. Rabatah asked that the Village Council be made aware that she is uncomfortable with the
rezoning but does understand thisis a preliminary plan.

Mr. Cozzo said he voted Nay because on page 8 he is uncomfortable with the impact to home
values and was not comfortable with the appropriate use of the land in the rezoning; i.e., Zoning
Amendment Standard Nos. 1 and 4. Mrs. Hamernik voted Nay because the proposal deviated from
Zoning Amendment Standard No. 1. Chairman Pro Tem Waechtler voted Nay because the
proposal did not meet Zoning Amendment Standard Nos. 1, 2 and 4. Asto Standards for Approval
for Planned Development Nos. 2, 3 and 4, he disagreed with them.

FILE NO. PC-24-08 A petition seeking approval for Special Uses for adrive-through and a car
wash for the property located on the Southeast corner of Ogden Avenue and Belmont Road,
commonly known as 2125 Ogden Avenue, Downers Grove, IL (PIN 08-01-405-042); Power Mart
Corporation Petitioner; Power Mart Real Estate Corporation, Owner

Chairman Pro Tem Waechtler swore in those individual who would be speaking on File No. PC-24-
08.

Mr. Popovich explained the petitioner was requesting Special Use approval to 1) construct adrive-
through convenience store and 2) to re-establish a car wash at 2125 Ogden Avenue. The property is
located at the southeast corner of Belmont Road and Ogden Avenue. The site is zoned B-3 and both
Special Uses are permitted. The site is 37,200 sguare feet with approximately 150 feet of frontage
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remedies for it would be key. Mr. Beggs proceeded to point out some of the other parking lots
sitwated next to residential areas with high traffic, such as North High School and the lot at Gloria
Dei.  He pointed out how the Village worked to fit those lots inio those locations. While he
cmpathized with the concems of the residents, he believed what staff presented was the best
solution to date,

WITH RESPECT TO FILE NO. PC-28-07, MR. MATEJCZYK MADE A MOTION THAT
THE PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE
VILLAGE COUNCIL, SUBJECT TO STAFF'S CONDITIONS NOTED IN STAFF'S
REFPORT DATED AUGUSY 6, 2067:

1. THE PROPOSED PLANS SHALL SUBSTANTIALLY CONFORM TO THE STAFF
REPORT DATED AUGUST 6, 2007; AND THE CONTRACT PLANS FOR BELMONT
ROAD GRADL SEPARATEON PROJECT PREPARED BY URS DATED FEBRUARY 1,
2006; EXCEPT AS SUCH PLANS MAY BE MODIFIED TO CONEORM TO VILLAGE
CODES AND ORDINANCES.

2. THE PARKING STALL LABELED 201 IN THE SOUTHWEST CORNER OF THE
PROPOSED SOUTHEAST PARKING LOT SHALL BE REMOVED FROM THE
PLANS TO PRESERVE A MINIMUM REQUIRED 25 FOOT PARKING SETBACK
FROM HITCHCOCK AVENUEL.

3. THE STRIFED ISLAND IN THE NORTHWEST PARKING LOT SHALL BE
LANDSCAPED WITH CURB AND GUTTER TO MATCH THE OTHER ISLAND IN
THE SAME PARKING LOT.

4. PRIOR TO THE COMMENCEMENT OF SITE DEVELOPMENT ACTIVITIES, THE
APPROPRIATE PERMITS (WATER, STORMWATER, SITE DEVELOI'MENT,
RIGHT-OF-WAY, ETC.) SHALL BE OBTAINED FROM THE APPROPRIATE
PERMITTING AUTHORITY.

3. PUBLIC ADDRESS SYSTEMS SHALL NOT BE PERMITTED IN THE PARKING
LOTS.

SECONDED BY MRS. HAMERNIK.
ROLL CALL:

As to having a traffic review in the future, Mr. Matejczyk believed the citizens would step forward
if there were traffic concerns in the area,

AYE: MR. MATEJCZYK, MRS. HAMERNIK, MR. BEGGS, MR. COZZLO,
MR. QUIRK, MRS. RABATAH, MR. WAECHTLER, CHATRMAN JIRIK

NAY: NONE

MOTION CARRIED. VOTE: 8-0

FILE NO. PC-35-07 A petition seeking 1) Final Planned Development Amendment 1o Planned
Develepment #32 Fairview Village for the expansion of Fairview Village at 210 Village Drive,
Downers Grove to include new assisled living, independent living and skilled nursing facilities

commonly known as 210 Village Drive, Downers Grove (PIN 09-21-102-007); 2) Preliminary
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Planned Development Amendment to expand Planned Development #32 Fairview Village for the
construction of four multi-lamily buildings at the intersection of Fairview Avenue and Lynn Gremer
Court and to rezone such property from R-3, Single Family Residential to R-3A, Townhouse
Residential, Downers Grove (PIN’s 09-20-213-013,-014,-015,-016,-017,-018,-019); Steve Stewart,
Petitioner; Fairview Ministries, Owner

Chairman Jirik swore n those individuals who would be speaking on File No. PC-35-07.

Mr. Stan Popovich, Planner, stated the petitioner, Fairview Village, was seeking two requests: 1)
final planned development amendment for the main campus at Fairview and 66 Avenue and 2) an
auxiliary campus encompassing scven lots within the eastem portion of the Green Acres
Subdivision, calling for a preliminary planned development and rezoning, :

For the main campus, the petitioner seeks a final planned development amendment 1o the existing
current planned development. The current parcel is 38.77 acres with 506 independent living, skilled
nusing, and sheliered care units with a common interior building space and accessory structuces
totaling 519,981 square feet. The petitioner is proposing to demolish six independent living
cottages, the thrce-story skilled mursing facility, and three ancillary buildings along with the
relocation of the barn. In its place, the pelitioner is proposing to construct a new four-story skilled
nuising and assisted living building and a new four-story independent living building with
underground parking. All three buildings wiil be interconnccted. The proposed project will result
in a total of 661 independent living, assisted living, and skilled nursing units. Combined with the
common interior building space, the existing spacc, and the proposed space, the proposal will total
885,352 square feet.

Mr. Popovich referenced the engineering plans, noting rew roads will be proposad including a new
loop road. A new intersection will tie into the existing 66" Strcet intersection. Two existing
parking lots east of the skilled nursing will be combined into one lot. MNew lots will also be
incorporated (o the sitc. A 220 car parking garage will be located under the independent living
wing. A new road will tie in the new northern entrance to the southern entrance which will provide
better traffic circulation. The petitioner will be providing 685 parking spaces which exceeds the
Village’s requirement of 559 spaces. Approximately 25.9 acres of green space will be located
ihroughout the development. Planned developments in the R-5A district require 40% (15.51 acres)
green space.

The proposed height of the independent tiving facility is 55 feet 10 inches, and the skilled nursing
and assisted living buildings are 51 feet 4 inches. The maximum height for this development is 35
feet or 662/3% of the shortest distance between any wall of such buillding and any exterior
boundary line of the planned development. For this proposal, the maximum allowable height was
110 feet, Mr., Popovich presented vartows elevations of the proposal.

Per Mr. Popovich, the Main Campus proposal complies with the Village’s bulk requirements of the
Zoning Ordinance. The Fulure Land Use Map (FLUM} calls for 6 to 1 fdwelling units per acte and
the proposal, as proposed, would be 17 dwelling units per acre, but staff belicves the impact is
suificient but not significant due to the type of age restricted proposal it is. It was consistent wilh
the goals ol the FLUM. No plat of subdivision is required for the main campus. However, the main
carmpus 15 required to provide donations v the school and park district, but those donations are
counted only for the independent living facilities. The petitioner does receive credit for removing
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six independent living cottages which results in 196 independent Jiving units to be calculated for
donation, or approximately $433,140.65 (o be split between two school districts and the Dowers
Grove Park District. An exisiing park district easement exists aver two ponds on the north side of
the facility and for the improvements, the Park District has to approve the improvements or release
the easement. The pefitioner was currently working with the Park District. Staff stated that
documentation will have to be prescnted to the Village prior to the issuance of devclopment
permits.

One sign is proposed, and it meets the Sign Ordinance. Exlensive storrnwater engineering and
public improvements are planned. The water in the two ponds will be lowered to improve the
capacily of the ponds to handle the main campus, awxiliary campus, and the remaining parcels of
Green Acres Subdivision. An easement over the ponds will need to be provided by the petitioner to
the Village. Stafl’ was comfortable with the proposed stormwater plan. A traffic sudy was
enclosed in thc Comimissioners® packets. Details followed. Staff believes the existing roads will be
able to handle the additional traffic. A photometric plan in the packet was refercnced; details
followed. Ne lighting is planned toward the property lines, A firc command center will be required
to be installed as well as an antomatic sprinkler system. A fire safety and evacuation plan will be
required by stuff for both the new buildings and for the occupied buildings during construction. No
public comment has been received at this time.

The Village of Westmont and City of Darien have been scnt staffs report regarding the proposal
with informational questions returned.  Additionally, on September 24, 2007 a neighborhood
meeting was held. Staff recommended approval of the main campus with the listed condifions in its
IMemo,

‘The Auxiliary Campus 2.9 acre proposal is a conversion of seven lots within the eastern pertion of
lhe Green Acres Subdivision. Proposed is a Preliminary Planned Development Amendment 1o
become part of the Final Planned Development on the Main Campus and a Rezoning from R-3,
Single I'amily Residential to R-5A, Townhouse Residential. The R-SA rezoning is requested to be
consistent with the existing zoning of the main campus. Per staff, the discussion tonight is only for
4 land use and preliminary plan and approval request. The final development, building plans, site
plan, cte. will have to retum to the Commission and Viltage Council,

Proposed arc four (4) two-story apartment buildings that would each contain eipght units with
underground parking for its residents. The existing single-family house would be converted into a
clubhouse and executive offices. Additional on-street parking will be provided to the north. Lynn
Gremer Court will be removed, vacated and replaced with an access drive. Staff believes the twa
curb cuts along Fairview are adcquate as two curb cuts were approved for the Green Acres
Subdivision based on the lot layout.

A. 20-foot setback exists from the wesiern (rear) property line and 30 fect from the north, east and
south property lines. Staff believes a 30-foot setback was a suflicient setback for the proposal as
adequate landscaping and buffering can be installed in this setback. Approximately 98 parking
spaces are proposcd to the required 48 parking spaces. The site provides approximately 71,000
square feet of green space or 56% green space from the required 40% green space. The Final
Planned Development Amendment auxiliary campus proposal will be reviewed for zZoning
compliance by the Commission and Village Council. When vicwed together, both the main carpus

PLAN COMMISSION 12 OCTOBER 1, 2007



APPROVED 106/22/07

and auxiliary campus comply with the bulk requirements of the Zoning Ordinance as shown in the
staff report.

The auxiliary campus propetty is designated as Residential at 0-6 dwelling units per acre. The
proposed development would create a density of 11 dwelling units per acre. Staff believes that due
to the age-restricted use of the proposal, the proposal will meet the spirit of the Firure Land Use
Map. Through proper screening, Mr. Popovich believes the single-family residential area will be
buffered appropriately. _

A Plat of Subdivision and a Plat of Vacation will need to be prepared for the auxiliary campus
proposal. The proposal will require school and park district donations. The Green Acres developer
previously paid donations based on seven {7) four-bedroom units and, therefore, the petitioner will
receive credit for those units, based on their 32 units, the total donation will total approximately
$80,837.34,

No signage is being proposed, and no detailed engineering plans ave being provided because the
request is for a preliminary plan approval, but it will be required for the final development
amendment process. As previously noted, the two detention ponds on the main campus were
designed to accommodate the propesed main and auxiliary campus developments and the remaining
parcels of the Green Acres Subdivision. New easements will be required within the auxibiary
campus. The Village is requiring an additional study of the water main which will be provided
during the final planned amendment process. A traffic study and photometric plans will be required
as well as awtomatic sprinklers for safety, The existing single-family house may have to go under
changes as well, due to fire issues. The petitioner is aware of that.

No public comments were received on this auxiliary proposal which was also discussed at the
September neighbothood meeting.  Staft recommended approval of the auxiliary campus proposal
subject to the conditions in stall’s memo.

Per a question, Mr. Popovich clatified thal the petitioner will be required to maintain the
underground stormrwater and detention systems. [lowever, il the petitioner docs not maintain the
slormwater systems, the easement would allow the Village to complete the necessary maintennec.

Mr. Rick Olson, CEO of Fairview Minisiries, 210t Village Drive, Downers Grove, introduced
Mr. Steve Stewart, summarizing that he has been involved with the senior living industry for 30
vears. He revicwed the history of the ministry and stated the master plan before the Commissioners
was a very good plan becanse it positioned the ministries to continue to serve scniors in the future.
He discussed the number of activities that the seniors participate in and wanted to be responsive to
the needs of the community while planning f(or the long-term,

Mr. Olson introduced Mr. John Gray with New Lifc Management and Development. Mr. Gray
explained his firm works cxclusively in the senior living area and, in particular, for non-prolits such
as l'airview Ministrics, in developing new projects and expanding projects. Ile discussed that the
project has three goals: 1) repositioning the main carnpus to offer additional opportunities lor arca
seniors to access the programs and services; 2) replace (he aging Baptist home with a state of the art
healtheare facility; and 3) to cxpand the service offerings to residents through the auxihary facility,
Afier a market study was conducted, it was determined that the number of seniors were increasing,
and Fairview wanted to meel that need.
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Mr. Gene Guszkowski President with AG Architecture, 1414 Underwood Avenue, Wauwatosa,
Wisconsin, discussed that the materials on the project will be the same as the main campus with
some additional materials being added. Amenities will include the Wellness Center, new dining
areas, a litness/aguatic center, focus on care levels of living for the long-term, a concierge; and
private rooms. Also planned are a performing arts/theater; physician offices; a daycare center;
undergreund parking, and green space. Details of the auxiliary campus followed. Mr, Guszkowski
summarized that the Fairview Ministries was providing various strategics that will allow Fairview
to remain vital and vibrant in the senior marketplace.

Chairman Jirik opened the meeting up to public participation.

Ms. Andrea VanBoren, 6576 Fairview Avenuc, Downers Grove stated her home faces Fairview
Village currently and is adjacent to the proposed auxilary campus. She discussed the number of
residential areas surrounding her home and their market values, She is opposed o the proposed
auxiliary campus because it is in direct view of her home and next to her neighbor. The proposal
will leave two undeveloped lots on Davane Lane which she feels will draw apartment or townhome
development. Inconsistent zoning will make the area an vnstable market choice, Plans for the club
house and executive office shows evidence that the proposal is not residential at all but a business
use. Through hearsay, she hcard there was going to be a shuttle run between Fairview and the
anxiliary campus, which was a business/nursing home. She believed with a tumn of the real estate
market, the buildings could become rental units. She supporfed a traffic study for the auxiliary
campus and voiced her concerns about the current waflic difficulties shc has encountered. She
belicves they will jeopardize the safety of the seniors as well. She stated the new townhomes just
south of 63™ Street were a good transition from commercial back to resi dential. While an office
building was originally proposcd, the Village denied the variance, duc to other available parcels on
63", She believed the proposed variance would change the character of the neighborhoed, density,
and.-safety of the area.

Mr. Jason Mitchell, 6572 I'airview Avenue, Dowers Grove, discussed that he moved to the area due
1o the open space. Ile feared that the proposal would affect property values and he asked to see
some data provided by Fairview to prove otherwise. Ile did not believe they would have that
information. Ile supported the activities that were taking place at the main Village and would
support that part of the proposal. He just did not suppert mudti-unit development rext to him.

Mr. Kerry Richman, 6575 Davane Lane, was {iumiliar with the Village since he lived there. ITe did
have concerns about the auxiliary proposal due to the established residentizl area. Fe also was
concerned about the two empty lots on Davane Lane.

Ms. Von Boren siated during staff's presentalion there was mcntion that no comnnents were
received from the residents. However, she had a petition with 20 names on it not supporting the
auxiliary campus proposal. She submiltcd the petition.

Mr. Larry Rosol, Rosol Construction Co., 6556 Barrywood, stated his home was in the area and the
concern aboul resale value should be mitigated because the auxiliary proposal had plans 1o buffer
off the entire proposal from the residential to create its own community. The single lots on Davane
would remain as single-family lots. He believed that some of the residents were misinformed on the
proposal,
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Mr. Fred Foss, 6579 Davane Lanc, Downers Grove, statcd his concerns about the amount of
parking, specifically, that it calculated out to be three parking spaces per unit. e believed there
would be added stress placed on emergency facilities and increased trallic due to adding cmployees.
He requested that a traffic study be done.

Per a question, Mr. Popovich stated the traffic siudy for the main campus showed an increase of 4%
on Fairview Avenue. Minor increases were at 8:00 a.m. and during the evening peak hours,
however due to the type of housing, the majority of the incressc is seen during non-peak hours. A
traffic study for the auxiliary campus would be required by staff.

Chamrman Jirik closed public participation.

In responsa to the above concerns, Mr. Gene Guszkowski with AG Architecture, cxplained that the
single-family home was significant and had a high level of finish within it. It offered an
opportunity for a passive community space. Amcnities of the home followed, noting it would be a
community space for the new 32 residents. A marketing office or a executive officc may exist
there. The shuttle discussion was raiscd hecause it was asked if there was an opportunity to offer a
shuttle between the two campuses since one already existed. Lastly, there 98 parking spots existed
but 60 could be placed in the underground garages. The additional spaces were for guest parking.
There was no intention to expand west on the Davane lots. As to the traffic study, Mr. Guszkowski
stated there would be litile traffic pencrated from the site becausc séniors do not usually drive
during the peak hours. A traffic study would be forthcoming,

Comments from the Commissioners followed. Mr. Waechtier inquired about the reduction in the
skilled nursing facility on the main campus, wherein Mr. Guszkowski cxplained it was due 1o the
marketplace. The trend was to reduce skilled nursing and replace it with assisted living. Other
dialog followed that a minimum age ol 62 would be required for use of the auxiliary campus.
However, the average age of move-in on the main campus was 78 years of age. Mr. Waechtler did
not understand why the developer had to pay contributions to the school district when no students
would be residing at the campus. Senior Planner, Mr. O'Brien agreed, bt stated the Village had a
subdivision ordinance that when any plat of subdivision is filed or planned development amendment
is filed involving residential dwelling units, the Village is obligated, through an intergovernmental
agreement, 1o collect school donations. The pelitioner. however, can seek relief from the school
district.

Mr. Wacchtler suggested that the intergovemmental agreement be reviewed because he did not
agree with that portjon of il. In reviewing the zoning map, Lie pointed outl where the auxiliary
proposal weuld sit; i.c., surrounded by single family residential.

WITH RESPECT TO FILE NO. PC-35-07, MRS. HAMERNIK MADE A MOTION THAT
THE PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE
VILLAGE COUNCIL FOR THE APPROVAL OF A FINAL PLANNED DEVELOPMENT
AMENDMENT TO FAIRVIEW BAPTIST HOME PLANNED DEVELOPMENT #32,
SUBJECT TO THE FOLLOWING CONDITIONS:

1. THE FINAL PLANNED DEVELOPMENT SHALL SUBSTANTIALLY CONFORM
TO THE PRELIMINARY ARCHITECTURE PLANS PRETFARED BY AG.
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ARCHITECTURE DATED SEPTEMBER 10, 2007; THE PRELIMINARY
ENGINEERING PLANS PREPARED BY GEWALT HAMILTON ASSOCIATES,
INC. DATED JULY 20, 2007, LAST REVISED AUGUST 21, 2007; THE
PRELIMINARY LANDSCAPE PLANS PREPARED BY 3D DESIGN STUDIO
DATED AUGUST 21, 2007, EXCEPT AS SUCH PLANS MAY BE MODIFIED TO
CONFORM TO VILLAGE CODES AND ORDINANCES,

2. THE VILLAGE SHALL ASSUME OWNERSHIP OF THE WATER MAINS. AS
SUCH, EASEMENTS SHALL BE PROVIDED OVER ALL WATER MAIN PIPES,
VALVES, FIRE HYDRANTS AND ALL OTHER WATER APPURTENANCES
WHICH GIVES THE VILLAGE THE RIGIT TO MAINTAIN AND REPAIR THE
MAINS AND WATER APPURTENANCES, A PLAT OF EASEMENT SHALL BE
PREPARED AN} ACCETTED BY THE VILLAGE PRIOR TO THE ISSUANCE OF
SITE DEVELOPMENT PERMITS.

3. ALL THE FIRE HYDRANTS ON THE SITE WILL BE OWNED AND
MAINTAINED BY TIIE VILLAGE AND SHALL BE PAINTED YELLOW.

4. A COMPLETE LEAK DETECTION SURVEY SHALL BE CONDUCTED FOR THE
ENTIRE EXISTING WATER SERVICE ON THE SITE. ALL REPAIRS SHALL RE
COMPLETED BY THE OWNER PRIOR TO VILLAGE ACCEPTANCE.

5. AN IEPA WATER PERMIT SHALL BE SUBMITTED TO THE VILLAGE FOR
THE INSTALLATION OF NEW WATER MAIN ON THE SITE. WATER MAIN
CONSTRUCTION SHALL NOT BEGIN UNTIL AN APPROVED PERMIT IS
RECFEIVED FROM THE IEPA. :

6. AN EASEMENT SHALL BE PROVIDED OVER ALL STORMWATER
DETENTION FACILITIES AND PIPING. A PLAT OF EASEMENT SHALL BE
PREPARED AND ACCEPTED BY THE VILLAGE PRIOR TO THE ISSUANCE OF

. SITE DEVELOPMENT PERMITS.

7. DISABLED PERSONS ACCESSIBLE PARKING SPACES SHALL COMPLY WITH
THE TLLINOIS STATE LAW FOR ACCESSIBLE PARKING.

8. A COMPLETE MANUAL AND AUTOMATIC DETECTION SYSTEM SHALL BE
INSTALLED THROUGHOUT THE NEW INDEPENDENT LIVING, ASSISTED
LIVING AND SKILLED NURSING FACILITIES. ALL DETECTION SYSTEMS
SHALL BE TIED INTO THE DOWNERS GROVE ALARM BOARD.,

9. A COMPLETE AUTOMATIC FIRE SPRINKLER SYSTEM SHALL BE
INSTALLED THROUGHOUT THE NEW INDEPENDENT LIVING, ASSISTED
LIVING AND SKILLED NURSING FACILITIES. :

10. AN ADDITIONAL FIRE HYDRANT SHALL BE, INSTALLED ON THE NORTH
SIDE OF THE SKTLLED NURSING BUILDING IN AN APPROVED LOCATION.
11.AN APPROVED. FIRE SAFETY AND EVACUATION PLAN SHALL BE
~ DEVELOPED FOR THE INDEPENDENT LIVING (EXISTING AND NEW),

ASSISTED LIVING ANP SKILLED NURSING FACILITIES. THE PLAN SHALL
BE SUBMITTED AND APPROVED PRIOR TO THE ISSUANCE OF A
CERTIFICATE OF OCCUPANCY.

12. AN APPROVED FIRE SAFETY AND EVACUATION PLAN SHALL BE
DEVELOPED FOR THE EXISTING SKILLED NURSING BUILDING WHICH
WILL BE OCCUPIED DURING CONSTRUCTION. THE PLAN SHALL BE
SUBMITTED AND APPROVED PRIOR TO THE ISSUANCE OF ANY VILLAGE
CONSTRUCTION PERMITS.
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13. FAIRVIEW YILLAGE SHALL PROVIDE THE VILLAGE WITH WRITTEN
DOCUMENTATION FROM THE DOWNERS GROVE PARK DISTRICT
iDENTIFYING THE RELEASE OF THE PARK DISTRICT EASEMENT WITHIN
FAIRVIEW VILLAGE OR THEIR CONSENT TO ALLOW IMPROVEMENTS
WITHIN THEIR EASEMENT. THIS DOCUMENTATION SHALL BE
SUBMITTED TO THE VILLAGE PRIOR TO THE ISSUANCE OF ANY SITE
DEVELOPMENT PERMETS.

14. PRIOR TOQ THE ISSUANCE OF ANY DEVELOPMENT PERMITS, THE
PETITIONER SHALL PAY TO THE VILLAGE A TOTAL OF $433,140.65 AS
SCHOOL AND PARK DONATIONS ($321,411.58 TO DOWNERS GROVE PARK
DISTRICT, $81,504.52 TO DOWNERS GROVE ELEMENTARY SCHOOL
DISTRICT 58, AND $30,224.55 TO COMMUNITY HIGH SCHOOIL DISTRICT 99)
SUBJECT TO VERIFICATION BY THE DEPARTMENT OF COMMUNITY
DEVELOPMENT,

SECONDED BY MR, BEGGS.
ROLL CALL:

AYE: MRS. HAMERNIK, MR. BEGGS, MR. COZ.Z20, MR. MATEYZCYK, MR. QUIRK,
MRS. RABATAH, MR. WAECHTLER, CHAIRMAN JIRIK,

NAY: NONE
MOTION CARRIED. VOTE: 8-0

Positive comments followed on staff’s presentation and the petitioner’s presentation and the fact
that the petitioner held a public meeting with the neighbors. As to the auxiliary facility, Mr, Beggs
pointed out that in general the Commission has seen medical facilities prow up on residential arcas
which have complemcented the areas and not detracted from them. He agreed such facilities were
~growing up and growing out and applauded the confidence displayed by Fairview in order to
expand its facilities. He favored the plan being presented. Discussion followed that there was a
previous attempt to move commercial further south on Fairview which the Village Council did not
suppost.  Mr. Wacchtler voiced concern about the proposal encroaching upon the beantifil
residential neighborhoed on the west side of Faitview. Chairman Jirik believed the proposal offered
an opporumity for a diversity of housing which did not exist and was serving an unserved
population which would be done in good taste. He believed the proposal was an asset.

WITH RESPECT TO FILE NO. PC-35-07, MR. BEGGS MADE A MOTION TIIAT THE
PLAN COMMISSION FORWARD A TPOSITIVE RECOMMENDATION TO THE
VILLAGE COUNCIL APPROVING THE PRELIMINARY PLANNED DEVELOPMENT
AMENDMENT TO FAIRVIEW BAPTIST HOME PLANNED DEVELOPMENT #32
(AUXILIARY CAMI'US) AND REZONING OF THE SUBJECT PROPERTIES, SURBJECT
TO THE FOLLOWING CONDITIONS:

1. THE FINAL PLANNED DEVELOPMENT SHALL SUBSTANTIALLY CONFORM
TO THE PRELIMINARY ARCHITECTURE PLANS PREPARED BY A.G.
ARCHITECTURE DATED SEPTEMBER 19, 2007 AND THE FRELIMINARY
LANDSCAPE PLANS PREPARED BY 3D DESIGN STUDIO DATED AUGHST 31,
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2007, EXCEFPT AS SUCH PLANS MAY BE MODIFIED TO CONFORM TO
YILLAGE CODES AND ORDINANCLES.

2. THE PETTTIONER SHALL FILE A PETITION FOR A FINAL PLANNED
DEVELOPMENT AMENDMENT, PLAT OF SUBDIVISION, PLATS OF
EASEMENT, AND A PLAT OF VACATION FOR THE LYNN GREMER COURT
RIGHT-OF-WAY NO LATER THAN ONE (1) YEAR AFTER VILLAGE COUNCIL
APPROVAL JF SAID APPROVAL 1S GRANTED. IF A PETITION IS NOT FILED
WITHIN ONE (1) YEAR, ANY APPROVALS GAENED FROM THIS PETITION
FOR A PRELIMINARY PLANNED DEVELOPMENT AMENDMENT SHALL BE
NULL AND VOID. THE BUILDING ELEVATIONS AND SITE PLAN SHALL
SUBSTANTIALLY CONFORM TO ANY PLANS APPROVED BY THE VILLAGE
COUNCIL AND PLAN COMMISSION.

3. PRIOR TO THE PLAN COMMISSION CONSIDERATION OF THE FINAL
PLANNED DEVELOPMENT AMENDMENT, TIE FOLLOWING COMMENTS
SHALL BE ADDRESSED: :

a. A REVISED STORMWATER GRADING PLAN SHALL BE PROVIDED
THAT ADDRESSES STORMWATER CONVEYANCE FOR THE WESTERN
FORTION OF GREEN ACRES SUBDIVISION.

k. THE SITE SHALL PROVIDE FOR OVERLAND FLOW ROUTES FROM
DAVANE LANE THROUGH THE SITE AND ACROSS FAIRVIEW
AVENUE WITHOUT NEGATIVE IMPACTS TO THE SITE OR FAIRVIEW
AVENUE.

¢. BEST MANAGEMENT PRACTICES FOR STORMWATER QUALITY
SHALL BE IMPLEMENTED ON THE SITE.

d. ALL EXECUTED UTILITY EASEMENTS SHALL BE ABROGATED, AND
NEW EFASEMENTS SHALL BE PROVIDED OVER ALL RELOCATED
UTILITIES, STORMWATER FACILITIES AND OVERLAND FLOW
ROUTES.

¢. THE VILLAGE SHALL ASSUME OWNERSHIP OF THE WATER MAIN
AND WATER APPURTENANCES. AS SUCH, EASEMENTS SHALL BE
PROVIDED} OVER ALL WATER MAIN PIPES, VALVES, FIRE
HYDRANTS AND ALL OTHER WATER APPURTENANCES.

f. A TRAFFIC STUDY SHALL BE COMPLETED FOR THE SITE. THE
STUDY SHALL DETAIL THE IMPACT OF THE DEVELOPMENT ON THE
SURROUNDING ROAD NETWORK AND ASSESS THE PROXIMITY
BETWEEN THE TWO PROPOSED CURB CUTS ONTO FAIRVIEW
AVENUE.

g. APHOTOMETRIC PLAN SHALL BE SUBMITTED.

4. THE EXISTING LYNN GREMER COURT RIGHT-OF-WAY SHALIL. BE
VACATED.

5. THE FOUR PROPOSED APARTMENT BUILDINGS AND THE EXISTING
SINGLE-FAMILY RESIDENCE SHALIL HAVE AN AUTOMATIC SPRINKLER
SYSTEM INSTALLED THROUGHOUT. ALL AREAS OF EACH BUILDING
SHALL BE PROTECTED. :

6. THE FOUR PROPOSED APARTMENT BUILDINGS AND TIHE EXISTING
SINGLE-FAMILY RESIDENCE SHALL HAVE A MANUAL AND AUTOMATIC
DETECTION SYSTEM INSTALLED THROUGHOUT. ALL DETECTION
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SYSTEMS SHALL BE TIED INTO THE DOWNERS GROVE ALARM BOARD.
ALL AREAS OF EACH BUILDING SHALL BE PROTECTED.
7. A FIRE HYDRANT SHALL BE LOCATED WITHIN 100 FEET OF EACH
PROPOSED AND EXISTING BUILBING’S FIRE DEPARTMENT CONNECTION,
3. EACH PROPOSED APARTMENT BUILDING SHALL HAVE ONE MAIN
ELECTRICAL DISCONNECT OR A SHUNT TRIP SYSTEM THAT CUTS POWER
TO THE ENTIRE BUILDING.

9. PRIOR TO THE ISSUANCE OF ANY DPEVELOPMENT PERMITS FOR THE
AUXILIARY CAMPUS DEVELOPMENT, THE PETITIONER SHALL PAY TO
THE VILLAGE A TOTAL OF $90,837.34 AS SCHOOL AND PARK DONATIONS
(563,691.89 TO DOWNERS GROVE PARK DISTRICT, $20,932.49 TO DOWNERS
GROVE ELEMENTARY SCHOOL DISTRICT 58, AND $6,212.96 TO
COMMUNITY HIGH SCHOOL DISTRICT 99) SUBJECT TO VERIFICATION BY
THE DEPARTMENT OF COMMUNITY DEVELOPMENT.

SECONDED BY MR. MATEJCZYK.
ROLL CALL:

AYE: MR. BEGGS, MR. MATEJCZYK, MR. COZZ(, MR. QUIRK, MRS. RABATAH,
CHAIRMAN NMRIK

NAY: MRS. HAMERNIK, MR. WAECHTLER
MOTION CARRIED. VOTE: -2

Mrs. Hamernik voted Nay because she did not believe the proposal was consistent with the west
side of Fairview even though she saw the benefits of the proposal. Mr. Waechtler liked the main
campus proposal but voted Nay because he did not feel the auxiliary campus was right for the area,
even though it was a wonderful project.

‘The Commission was informed the next meeting is scheduled for Gctober 22, 2007. Mr. O°Bricn
stated the parking regulations reviewed earlier this year were adopted. The Chairman thanked the
Commissioners and staff for their elforts on the projects, Mr. Wacchtler asked il there would bea
joint meeting with the Village Council in the near fulure. The Chairman would tollow up with a
letter.

ME. WAECHTLER MOVED TO ADJOURN THE MEETING. MRS, RABATAH
SECONDED THE MOTION. THE MEETING WAS ADJOURNED AT 11:44 P.M.

s/ Celeste K. Weilandt
Celeste K. Weilandt
{As transeribed by MP-3 audie)
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¢, Final Planned Development Amendment, Preliminary Planned Pevelopment
Amendment and Rezoning. The Manager asked Mr. Dabareiner to address this
itern.

Mr. Dabareiner stated that these ordinances are for Fairview Village, east of Fairview Avenue, to
change the zoning of seven residential parcels from R-3 to R-3A, and 10 approve a preliminary
planned development amendment for those parcels. He showed plans for the demeolition of the
Red Barn, which would be relocated, and what the independent living structures would look like
as well as the assisted living facility. Mr. Dabareiner then reviewed the property en the west side
of Fairview, saying that the existing house would remain as a clubhouse, with four rental
apariment buildings. He displayed preliminary elevation drawings and the preliminary site plan.
He noted that Fairview Village is seeking to acquire the property on the west side of Fairview,
and that is the site pian which would have to come before the Council again once final plans are
established. As to the final plan, it relates to the east side of Fairview. The Plan Coinmission
recommended approval 8-0 for the request for the east side, and 6-2 in favor of the west side
request.

Steve Stewart, Executive Vice President of Fairview Village, said that Fairview is a 100-year-old
organization. They have about 500 anits on campus and prepose 175 more units, They are a not-
for-profit religiously-sponsored organizations and participate actively in the community. He said
that the seniors funded the Red Barn themselves, The facility cares for senjors and has a wait list
right now representing 60 units. The turnover 15 about 20 units per year. He noted that this
becomes the fast move that a senior makes. Fairview is excited abeut the opportunity to expand
their campus. Mr. Stewart said this s a logieal progresston. Questions wese raised at the public
mectings, and he said Fairview Village has little impact on the local traffic. They have addressed
the water retention issues, and they also pay inte both the Park District and School Districts.

John Gray of Now Lifc Management, a consulting finm, said that Fairview Village is not a rental
progranl, The program requires a payment of a refundable entrance fee. Residents have the right
to Hve in the facility for the rest of their life. The benefits of the awiliary campns are that it
woutld be an alfractive element for those who are ready ta downsize but do not need full services
vet. Thoseservices would be provided when nesded by the main campus facilities. e explained
that the program is restricted to a senior-living community with age restrictions. It is funded with
tax-exempt bond financing, and they arc restricted in the use of the finances provided for senior
living. Mr. Gray said that Zieglar Securities will underwrite this tax-exempt 1ssue, and they have
never had a default. Fairview will provide what they say they are going to provide. As to the
affect on resale housing values, Mr. Gray refercniced a study showing that housing values are not
negatively impacted but increased in valne. He siressed that Fairview was committed to high
property maintenance and will continue to enhance their value to the Village.

Shez Bandunlowala, 6330 Davane Court, said that there are 17 residents present from the
surrounding area, three of whom will speak on behalf of ali of them. They have nothing against
Fairview Village, and think that they have done an amazing job on the east side of Fairview.

They are present in relation to the west side of Fairview because a speculative developer has
behaved financially imprudently. By doing this projcct, the developer will recoup some of s
losses guickly. The question is what is in the greater good of-the community. There are 35
houscholds against this for reasons including lower home values which should not be the deciding
factor. He said that you can have a study to support any argument, and isolating a single study on
increased property values has flaws. They propose taking residential zones and changing them fo
muiti-family zoning. He said that frotn an economic standpoint they are creating non-tax-
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generating structures versus 14 tax generating homes. He referenced the safety and density
issues, and said that people expect the Village to maintain the zoning,

Andrea Van Buren, 6576 Fairview, is not opposed to Fairview on the east side of the roud. The
proposal for the west side impacts the character of the neighborhood. She indicated that they are
curently zoned as single-family residential, with homes valued over $500,000. She said that the
chances of the resale of a single home are dismal. 1t is an area in which peopla seck to five.
However, there are safely concerns including iraffic, as well as heavy fire and safety demands. It
will also present a light nuisance. Ms. Van Buren said that there is a water problem in their area,
and the restdents feel this will increase the problem. This is expansion of business info a
residential arca. She then referenced the clubhouse, the garages, and the bus service, stating that
in the past other attempts to rezone the west side of Fairview were denied. This will set a
precedent for other rezoning and local residents are opposed to this. She asked that their concerns
be taken into consideraiion. She gave a signed petition to the Council.

Brinsley Lewis, 6431 Davane Court, said there is no argument with Fairview Village, but they
are opposed to them crossing over to the west side as it becomes invasive. He asked that the
Coungil stick with the established land use plan. Having this housing cross to the west side will
increase fire and police traffic. Fairview Village revenues to support services will not offset the
use of the services, He referenced that there are undeveloped and unincorporated lots on the west
stde. He thanked the Council for listening and giving consideration to their concerns.

Dr. Richard Howard, 6443 Davane, Assistant Superintendent of 1Mstrict 9%, said he will be
impacted by this as much as anyone else, The property has been sitting in an unattractive
condition for a long time; however, he does not see this as the right plan for the property.
Because there is an economic situation for the developer, that is not a good reason to put this
through. He prefers single-family residences, saying this is very personal, as the change will
affcct the value of his property.

Mr. Bandukwala said if the property is left status quo, there will be single family homes built
hefore 2012 providing a tax base Tor the Village.

Commissioner Schnell said she has no problem with what Fairview is doing on the east side of
the street. She thinks this is a rezoning issue, and feels it is inappropriate to bring R-5A zoning
this far down on Fairview. She feels the line shonld be held at Sievers’ development, and it
should not be expanded at the expense of the residents. She understands that the property is in &
unique situation; bowever, she cannot work through constructing townhomes this far on Fairview
and creating this type of density this close fo single-family residential areas. She cahnot support
this and it has nothing to do with Fairview or the services they provide.

Commissioner Beckman said that his views are similar to Commissioner Schnell’s. He has
problems with the preliminary plans. He has respect for many individuals who have lived there,
but he sess multiple variances being requested and he has difficulty supporting this request.

Commissioner Darkin asked for renderings of the buildings proposed for the west side.
Mr. Dabarciner said they are two-story siructures with ¢ight units per building and four buildings.

Mr. Stewart said that the building would not be higher than single-family homes, and would be
designed to fit mto the community. Parking would be underground, with an elevator in the
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building, and the site would be heavily bermed. He explained that there are 14 lots, one of which
was s0ld and fhat the family who purchased that lot supporls this proposal.. He said that they
believe this will be complimentary to the arca.

Conunissioner Durkin said he is familiar with the developiment of Fairview on the south side of
their property, saying they heard the same concerns expressed previously by other residents
adjacen! ta the facility in Darien. He asked about the willingness of the applicant to work on the
plans.

Mr. Stewart said they are willing to work with the staff in any way possible to fit into the
cominunity., He said that the requirement by staff is for 40%; they are providing 56% open space.
He sees this as being attractive to younger seniors who would be under 70 years of age. He
referenced the clubbouse and open houses for the residents to tour the facility. He retterated that
they would be willing to make modifications.

Commissioner Durkin asked what the zoning of this property was prior to the creation of the
Green Acres subdivision. The Manager said she would find that information and provide it.

Commissiorer Durkin said that he grew up in this area. There is multi-family housmg in this
area. He asked if the building size could be reduced.

Theresa Stewart, 6413 Davane Court, said that the residents anly heard of this in the past week.
She isn’t sure by what means neighbors were invited to attend an open house, as the peaple were
unaware of this.

The Mayor referenced the published notice and the public hearings, He suggested that the
residents can contact Mr. Stewarl to {ind out more about the proposal. He further noted that they
are talking about a preliminary plan and this 1s in the preliminary stages.

Commissioner Tully said that there are many issues here deserving careful atfention and
analysis. He supports what Fairview Village has done, but the piece that crosses Fairview is the
issue. He iz pleased to hear from the residents on Davane Court, and satd it would be helpful to
see some history of the Sievers” property and Green Acres Subdivision. In regard to the mafn
campaus, there is no reason to speak against it. This concerns the applicant’s request to develop an
auxiliary cantpus on the west side of Fairview which impacts Section 28.1702 of the Zoning
Ordinance. He reviewed the criteria of the Ordinance. Commissioner Tully said he would like to
see more information to support comments made regarding property values. He seesthisasa
very uhigue and unusual situation. The Commissioner then reviewed the standards for approval
of 2 Planned Development under Section 28-1607, saying that there are a number of factors
regarding approval of a Planned Development. He assumes that traffic and stormwater concerns
will be addressed, and is intrigued by the fact that the Council gets another opportunity to look al
this as it is only a preliminary plan at this time. He would like to see information as to the impact
on property vatues if they are available.

Mayor Sandack noted that there is no meeting of the Council next week. As tothe manner in
which this apportunity for development came about, he thinks it doesn’t matter, Fairview Village
is asking for a departure from their PUL. The eriteria are both objective and suldective, and the
Council will go through an analysis. He stated that Fairview Village is an outstanding neighbor.
He explained that stormwater issues will have to meet the Countly Stormwater Ordinance. Tralfic
counts and safeéy issues are always studicd. As to whether this is a meaningful departure from
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the density issue of the Zoning Ordinance, the Council will listen to the citizens’ concerns. He
added that the history of the property is very important.

Char Brar, 6437 Davane Court, said that she thinks there is a departure from the zoning. She
doesi’t want to live 24 hours with sirens and lights, and is concerned about the resake of the
properties.

Commissioner Waldack asked what the requirements would be [f this were a single-family
development.

Mr. Gray said he has listened to everything said by the residents, and suggesied tabling the
preliminary plat, allowing them to consider options and then meet with the Council or the Plan
Commission after they have been able to determine the impact of the issues raised.

The Mayor said he thought that was a good offer on the part of the applicant and suggested that
the applicant meet again with staff to determine their direction.

d. Parking Permit Late Fees. The Manager said this ordinance would create a process
by which the quarterly permits issued by the Village will include a process to enforce
a late fee to create a feasible timetable for renewals

Commissioner Neustadt said that it seems as though this also will eliminate staff time and assist
the adminisirative process. Ho said Le wants to make sure the process works.

Commissioner Waldack said that staff expends a [of of time and cffort and he supporis a means of
recouping some of the expenses.

€. Technical Amendments Ordinance. The Manager said this was prepared by the
Village Attorney making certain non-substantive technical amendmests to the
Municipal Code.

2. Consent Apenda Items

a. Contract with Unimerica Insurance Company for Stop Loss Coverage. The
Manager said the Village is self-insured for Village employee health insurance
coverage. The Village purchases stop loss coverage for claims over $100,000, She
indicated that the verdor has renamed the business.

b. Sewer Inspection Hardware/Software Modernization. The Manager said staff
recommends awarding the contract on this item te WinCam America,

¢. Amending Qfficial Village Policy on Employee Administrative Rules. The
Manager said this will be Workshopped on November 13, giving Council more time
to review the document. They will seek approval on Novensber 20. She said il is a
comprehensive update of the employee manual.

The Mayor said thal this is an item which is only being introdeced tonight, and will not be
debated tonight.
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Bi-weekly Update - Fire Station 2 Construction

Ed Disier, Owner's Representative, rioted that many milesfones were reached in the last month
He reviewed the wings of the buildings and the progress to date. He noted variations am org ihe
ouildings. The masonry is behind schedule, bui said there is a commitment to complete this work
before the erd of the month. The vest of the project is aliead of schedule, including the interior
waork AN undergrownd work is complete. He showed slides depicting the progress. He said
cobblestones were found beneath the sireet. He said his main concern is completion of the
masamy work by the end of the year.

Mayor Sandack complimented Mr. Disler on the work that's been accomplished

4.  Public Comments and Questions
A. Comments and ngsﬁnns on Active Agenda

1. Steve Stewart, Executive Vica-Prasidert qﬁEﬂngggé said he was prosent with Johy
Gray and other represeniatives. He noted the ftems to be voted upon hy the Village Counct,
saying that one of the Bemns comes with a vecommendation from staff to remand this back to the
Plon Commission. He asked that the item be tabled until January to give Fairview Village an
apportunity fo obtain additional dota and meet with their neighbors,

2. John Gray, New Life Managemens, said that at the last meeting they listened 1o many
questions and concerns from the neighbors. Many concerns were with regard to property
values. He said thai they are purchasing o study to determine potentially what impact their
development will have on surrownding property values. He said the study shonld be ronpleted

in eight weeks, after which time Fairview's representatives will meet with the neighbors fo

iscuxs the additional information,

3. Dr. Richard Howard, 6443 Davawe Court, and Assistant Superirtendens of District 99 said
that what he heard two weeks ago at the Workshop meeting is different from what ha has heard
this evening. He prepared a list of eight questions, which he believes wauld be best answered mt
the plarming level, His understanding was that the vecammendation was to remand this fo the
Plan Commission. He then highlighted some of the poivis, a copy of which he distributed to the
Council menbers. Mr. Howard asked what legal eblgatlons the Village would have if they were
ta approve one petitioner's regiest, and then have another regtiest made by another petitiorer.
He nored that there are some large porvels of property from 63rd Street to 55th Street, and
concerns have been made by residents about what wenld be construcred on these poreels. My,
Howard said that other poinis raised by his questions are with regard io going through the
process of rezoning, consideration of the number of variances given, whether or not Fairview
Village is getting preferentiol treatment, and the fact that modifications have been made to the
plan to add more unlss.

4. Cavol Nields, 6326 Fairview, said she has lived on that site for 46 years. She lived thraugh
the rezoning on the corner for the video siore and wos told then that it was the end af the
rezoning along Fairview, which has rot changed, Additional rezoning took place, and i this
particuler site is rezoned, it will influence the entire area. She warts to make swre that Fairview
area remains residenttal. She does not plan on maving, bz when they do, their properiy wil
probably be corverted to apartments if it is rezoned.

3. Antheny DiSabvo, 6339 Davane Coury, distributed copies of the Zoning Map and the Villige's
Future Land Use Map, saving he was surprised that they were at the meeting based on the
Village's Comprehensive Plan and iis Zoning Map. He said it was clear thar Fomity Videa was
the line in the sand and that a compromise was made with My. Sizvers Jor the townhome
construction. He said that this Is not an appropriote use. Mr. DiSalve said that the aprropriale
and best use was already approved by single-family residential zoning. He noted that he is a
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mortgage brokar and could sympathize with the developer.
Mayor Sandack said that people have a right to subinit u pelition to the Village,

My, DiSalvo said he understands that. Huwever, the areawas designated residential by the
Zoning Map and the Future Land Use Map. He asked whether thot shouldn't be dictated by the
Plan Commission. He said that changing from single-family units io multiple fnily units would
be going from "for sale” to "for rent.” He then asked about the densiiy issue as well. M.
LiSabvo said that Mr. Sievers built five uniis on one acre of land, and what is being propased is
double that density. He does not have a problem with looking at the dirt piles or with waiting
uniil the market twns arcund for single-farmily residentiaf construction. He said he is againsi
the rezoning of the property for multi-family dwellings. |

The Mayor said thot the ftew on the Agenda is to remeand this petition back to the Plan
Conmission. There is a question as to whether it will be remanded to the Plan Comanission or
whether it will be tabled.

4. Teresa Stewari, 6413 Davane Court, said that there is confusion as to the plan in terris of the
waier retention plans. She stated that the petitloners do not seem 10 have a plan for water
retention, She and her neighbors are against this petition.

7. Nathesha Buh, 6412 Davane Coury, said that she s also against this patition,
8. Anthony Frasnikar,. 64::’5 Davane Court, noted that a small inamber of residents are present wt

the meeting. He is sirprised to hear a request made to table this Isswe. Had the residents knows
this, there would probably have been more people present.,

B. Cormments and Questimis on General Matlers

Andrew Clark, 1226 62nd Street, stated Ws issue concerned the Bradley Brookbank Subdivision,
He sajd ke is sure that ro one warts to see children go to school with wet clothing or walk
narrow roadways heavily irafficked by new drivers. He said thet roddway will only be 17%wide,
since i is a divided roadway. The southbound lane will be cansiructed shortly and he
whderstands that the sidewalk will be immediately adiacent 1o the roadway, making pedestrians
subject to splashing, or adjusting lo ice and snow. He asked that the Council direct the sigff to
have the developer build the roadway with an eight-foot grassy parkway between the road and
the sidewalk. Eight feel is the stawdard theat exists now and will belter protect the children.

5.  Public Hearings

2008 Budget and Proposed Five-Year Financial Plan

Mayor Sandack eolled the public hearing to order at 7:32 pw, 1o consider the proposed F¥
2008 Village Budget. Norice of this hearing was published in the Downers Grove Reporter and
a certifieate of publication is made a part of these proceedings. He then summarized the
procedures to be followed for the Public Hearing,

Cara Paviicek, Vitlage Manager, provided an overview of the proposed budgel, She said that
the budget starts on January I and has o iotol property rax levy of $11.F million. She noted that
the General Fund provides for the day-to-day operations of the Village, and the fotal
recommended expenditure is $42.2 million, which is less than this veor. She indicated that $6.9
million has been included for stovmwater expenditures. The Manager indicated that
recommended new sources gf revenue friclude new Home Rule Sales Taxes, new property taes,
a new surchurge an water bills, as well as various new fees, Staff asked for adoption of the
budget an Dacember 4, 2007, and passage of the praposed taxes or December 18, 2007,

Commissioner Tully commented on the request for $25.000 for the Blodgett House. He believes
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Votes:

Indexes:

MOT 00-03043 j{

A motion was made by Commissioner Beclman, seconded by Commissioner Waldack, te Adopt this
file. Mayor Sandack dectared the matfon earrted by the following vote:

Yea: Commissioner Tully, Cormissioner Waldack, Commissioner Drurkin, Commissioner
Beckman, Commissioner Neustadt and Mayor Sandack
Nay: Commissioner Schnell

Belment Road CGrade Separation Project, Belmont Road Undetpass, Consolidation Plat

H. Motion: Remand to Plan Commission the Rezoning of 401-406 Lynn Gremer Coutt
and G568 Fairview Avenue from R-3, Smglo: Family Residential, to R-5A, Townhouse
Residence District '

Sporsors: Commity Development and Plan Commission

‘Bummary of kem: This rémarnds the rezening petition of 401-406 Lymn Gremer Conrt and 6568 Fairview

Avenue to the Plan Commission for forther discussion.

Commissioner Tully moved fo table to a date uncertain this item and the next, Item MOT

00-03044, Motion to Remand to Pian Commission a Prelininary Planmed Development
Amendment to Planned Development #32 to Permit Construction of Four (), Two-Story Senior-
Chtizen Apartment Buildings for the Property Located at 401-406 Lynn Gramer Court and 6563
Fairview Avene. Cammssmner Durlin seconded the Motion.

Commissioner Tully said that the petitioner is asking for more time to obtait more infortmation

and to work with the neighborhood ‘It is their petition. This may stifl go baek ta the Plan
Cammission, " There will be no substantive action on this item until It comes back to the Coymeil,
He said he thinks the Councif shonld afford the psrmer iz to do the necessary work,

Commissioner Schrell said that in the residents” ninds there is a difference berween tabling and
remanding, that going back to the Plan Conanission gives the residents the opportunity to
discuss this again. She has mixed emotions about this,

A motion was made by Commissinner Tully, seconded by Commissioner Durkin, to Table Indefinftely

. this file. Mayor Sandack declarsd the motion carried by the following vate:

Votes; Yea: Commissioner Tully, Commiaamner Waldack, Commissioner Durkin and Commissioner
Neustadt
_ Nay: Commissioner Schnell, Commissioner Beckman and Mayor Sandack
Indexes: Rezane 401-406.Lynn Gremer Court - R-3 to R-5A, Rezone 6568 Fairview - R-3 1o R-5A,
Plunned Developrent #32 - Fairview Baptist Home
MOT 0003044 L Motion: Remand to Plan Commission 2 Preliminary Planned Development
Amendment fo Planned Development #32 to Permit Construction of Four (4),
Two-Story Senior Citizen Apartment Buildings for the Prup:rty Located at 401-406
Lynn.Gremer Court and 6568 Fairview Avenue
Sponsors; Commmunity Development and Plan Commissien
Suenmary of fiem: This remands the petifion fora prélimhmg planned development amendment to Planned
Development #32 to the Plan Commissfon for farther discussion,
A molion wes made by Commissioner Tully, seconded hy Commissioner Durkin, to Table Indefinitely
this file. Mayor Sandack declared the motion carried by the following vote:
Votes: Yea: Commissioner Tuly, Commissioner Waldack, Commissioner Durkin, Commiasioner
Neustadt and Mayor Sandack
Nay: Commissioner Schoell and Commissioner Beckman
Indexes: FPlanned Development #32 - Fairview Baptist Home
Vitlage of Dywners Grove Page 13 Drinted on ] 17652007
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ORD 00-03945

Voles:

Indexes:

ORD 00-03046

Votes:

Indexes:

ORD 00-03047

Vates:

Indexes:

J. Ordinance: Approving a Final Planned Development Amendment o Plauned
Development #32 to Permit an Interconnecting Four-Story Skilled Nursing Building &
Assisted Living Building and a Four-Story Independent Living Building

Sponsors: Comnmnity Development and Plan Commission

Summary of Item: At their meeting of October 1, 2007, the Plan Commission recommended to approve a

final planned development to Planned Development #32 to permit an interconnecting four-story skillad
nursing building & assisted living building and a four-story independent living butkling.

AN ORDINANCE APFROVING A FINAL PLANNED DEVELOPMENT AMENDMENT T0
PLANNED DEVELOPMENT #32 TO PERMIT AN INTERCONNECTING FOUR-STORY SKILIFD
NURSING BUIEDING & ASSISTED LIVING BUILIING AND A FOUR-STORY INDEPENDENT
LIVING BUILDING

ORDINANCE NO. 4925

A motion was made by Commissioner Durkin, seconded by Commissioner Beckman, to Adopt this fle.
Mayor Sandack declared the motion earrled by the following vote:

Yea: Commissioner SchneH, Comimissioner Tully, Commissioner Waldack, Commissioner
Dhrkin, Commissiener Beckman, Commissioner Neustadt and Mayor Sandack

Planned Development #32 - Fafrview Baptist Home

K. Ordinance: Provide for Permit Parking Late Fees
Sponaom: Manager's Office :
Sumnery of em: This establishes provisions for permit parking iate fises.

AN ORDINANCE PROVIDING FOR PERMIT PARKING LATE FEES

OFDINANCE NO, 4923

A motion was made by Commissioner Beckman, seconded by Commissioner Schnell, ta Adopt this
Hle. Mayor Sandack declared the motion carrfed by the following vote:

Yea: Commissioner Schnell, Commissioner Tully, Commissioner Waldack, Commissioner
Durkin, Corminissioner Beckman, Commissioner Neustadt and Mayor Sandack

Parking Permits

L. Ordinance: Mgke Certain Technical Amendments to the Downers Grove Mimicipal
Code : .
Sponace: Village Atiorney

Summary of Iteme This makes certain technical amendments to the Village Code.

AN ORDINANCE MAKING CERTAIN TECHNICAL AMENDMENTS TC THE DOWNERS GROVE
MUMICIPAL CODE

CRININANCE NO. 4924

A motion was made by Commissioner Schnell, seconded by Commissioner Waldack, t¢ Adopt this file,
Mayor Sandack declared the motion carvied by the following vote:

Yea: Commissioner Schaell, Commissioner Tolly, Commissioner Waldack, Commissioner
Durkin, Commissioner Beckanan, Commissicner Neustadt and Mayor Sandack

Technical Amendirents

8. Mayor's Report

Fillape of Downers Grove
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DRAFT

The Workshop mecting is intended o provide Couneil and the public with an appropniate forum
for mformal discussion of any items intended for fiture Council consideration or just for general
information. No formal action is taken al Workshop meetings.

The public is invited to attend and encouraged to comment or ask questions in an informal
maner on any of the items being discussed or on any other subject. The agenda is created to
provide & midcline for discussion.

MANAGER

1. Active Agenda and Informational Items: Depuly Village Manager Fieldman reviewed sach of
the Active Agenda ltems for comments and/or questions by the Village Conncil and general
public.

a Final Plat of Subdivision for 4718 and 4722 Washington Street, Mr. Fieldman
explamed that this 3= a situatich where the owner is consclidating thres smaller Tots into
two lots. The Plan Commission reviewed this and they recommended approval of the
request. Stafl coneurs with that recommendation,

Commissioner Tully said it was refreshing to see smaller lots being consolidated into larger Iots.

b. Final Plat of Conselidation for 4729 Washington Street. Mr. Ficldman said the Plan
Commission recommended approval of this request and sta(l concors.

@ Fatrview Village — Rezoning and Preliminary Planned Development Amendment.
Me. Fieldman asked Tom Dabareiner, Director, Community Developinent, to address this
itemn.

Tom Dabareiner, Director, Community Development, provided background information on this
request for rezoaing and a preliminary planned development amendiment for Planned
Develapment #32, properly located on the west side of Fairview Avenue. The propetty contzing
seven parcels of the Greun Acres Subdivision. Staff recommends remanding this to the Plan
Commission due to changes made since this was originally szbmitted and due to new
information. e showed the area in question on the overhead projection, depicting the criginal
site plan and the revised site plan with changes in the sctbacks and the elevations. Mr.
Dabareiner suid a property value stmdy has been submitted wilh a revised site plan, revised
clevations, and a summary of the April 29, 2008 neighborhood meeting.

The Mayor noted that the petitioner withdrew the preliminary plan. The Village staff has
recommended that this go back to the Plan Commission as this plan is different from the {irst one
reviewed by the Plan Commission. The Flan Commission is a recommending body, and although
their decision is not binding, they have an important rele in the proccss.

Bill White, 5330 Main Street, said lhat he has been retained to consult with the homeowners with
respect to their opposition to this development. He said ihat all of the information that he placed
in the leller to the Council reflects the foelings of the homeowncrs. He said it was important that
the Viltage Council be aware that they are talking about the entirc west side of Fairview Avenue.
Fairview Village has stated that they intend to expand the coneept of their devclopment. He
added that the homeowners were given assurances in the Family Video case and the Sievers
townhome development that there would be no further encroachment of businesses onto the west
side of Fairview Avenue. Mr. White said that the Councit needs to understand the feelings of the
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DRAFT

homeowners in this repard, and know that the homcowners believe they were guarantecd there
would be no further business encroachment than already exists.

Andrea Van Buren, 6576 Fairview, provided a brief histery of Lynn Gremer Court, There was
only one home on that entire praperty when she purchascd her home. She said that Fairview
Village has purchased all of the parcels on the west side of Fairview, not just the seven they arc
currently proposing for development. Ms, Van Buren said that Rosol Construction had the
property re-platted and was allowed to put in 14 home sites. They removed a cul de sac, which
removed the wellands. She wanted the Council to see ibal this 13 nat a neighborhood that needs a
development to come in and save it. She showed the size of the buildings that Fairview Village is
proposing. The four buildings proposed wouid, in her epinion, look like one big mass with no
green space, She said it is not a larpe piece of praperly. The buildings will be in the middle of
residential back yards. She showed additional views from Davance Lanc and from various other
residences, Ms. Van Buren said that the project is too big {or the space,

Anthony DeSalvo, 6339 Davane Court, expressed his disappointmeat at the Zoning Board of
Appeals and the Plan Commission for their approval of this project, and is furtber disappoinied
that this is being remanded back ta the Plan Commission. Mr, DeS8alvo said the Zoning Board of
Appeals should not have approved the petlition requesting R-5 zoning since the specific use of this
parcel was determined by that same Board as single-family residential. Just a few veas ago ZBA
approved that parcel as single-family residential. Mz, DeSalvo said that in 2004 four members of
this Council (Mayor Sandack, Commissioners Schnell, Urban and Tully) veted in favor of
anncxation and single-family residential zoning, He believes what has changed over the years is
the builder filed for bankiuptey, and a speculator purchascd a number of lats which they are now
changing., He asked why the Village should rezone these parcels. The residents are asking the
Council to respect and honer what it already approved. He added that Fairview Village should
alsa respect and honor what they have purchased, which he belicves is single-family residential
property.  Mr. PeSalvo said the neighbors in the area arc not against Fairview Village, but
respect what they do and what they have done for the Village, The residents are asking the
Couneil to malntain the neighborhood as it was represcntcd and cstablished, and not as part of
Fairview Village’s new expansion campus. Deviation from this is against the zoning, the Puture
Land Use Map, and is contradictory 1o common sense, He referred to previous Councils that
approved the Family [Tome Video as a buffer, and the Sicvers townhomes as'a transition belween
commercial and residential property. He quoted from mectings held in 2002 in support of
keeping the property single-family resideniial. He gaid the residents believe it should be an easy
decision to deny this rezoning as the properly is alrcady in the Village and zoned single-family
residential. Mr. [de3alva then asked whether the residents were fighting a losing batile, saying it
is ironic that the seller and buyer have alrcady made arrangements, and thal the selter will act as 2
coniractor on (he project. Fairview Village is already adveriising unils for sale on their websits
which showcases lhe new apartments. Some neighbors are of the impression that it was a done
deal. In 2002, when the Sievers development was proposed, Mr. Sicvers stated, according to Mr.
DeSalvo, that he has asked {or rezoning because he was assured thai the Counci} supported his
plan, Mr. DeSalvo said that is a slap in the face for the community. Lastly, Mr. DeSalvo said
that i1f Fairview Village wanted to satisfy a demand, these 16 units will nol deo it. There arc other
parcels availablc,

Sandy Mitchell, 6572 Fairview, said Ler hame would be ane of the houses most impacted by the
rezoning. Fairview Village has yet to discuss how this will change the neighborhoad. The units
are apartment butlding sizc and chimsive to the neighborhood. She sald thal & home value study
was presented at the last mecting, but the sipnificance was not made clear. The existing
community 15 compriscd of a number of 5500,000 hames. Ms. Milchell said thet commeon scnsc
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says that the view fram her home to the back ol the apartment building will nepatively affect the
valuc of her home. She does not want 1o look at the backs of these buildings. Ms, Mitchell said
there are also safety issue concerns for the children and the pedestrians. The concept presented
looks beautiful, but not in a single-family nejghborhood.

Theresa Stewart, 6413 Davane Court, said that Fairview Villape is treating this as if it is 2 done
deal. She received a sales call last weck asking if she would be inlerested in, or knew anyone
who would be interested in the senior housing apartments. She was Lold they would not be ready
for three years. Ms. Stewart is disturbed by the presales when the proposal has not yet been
approved. Reparding the tax-exempt status, she and many of her neighbors find it distastefut that
these building will have a tax exenpt status. At a recent open house she saw the new plans and
was {old by Fairview Village that the Darien Club had no problems with this; however, Ms.
Stewart sz1d she has heard otherwise. She does not understand what the Village sees as positives
in this project since the tax cxempt status will bring no money to the Village.

Dan Gross, 6407 Davane Court, said he did not expect to have multi-family homgs in the
neighborhood. This is 2 major concern particularly with safety concerns. There have been no
traffic studies of which hc is aware. He feels there will be a major increase in traffic, which will
aflecl Fairview Avenuc as well as adjacent streets. Mr. Gross said he was told that Fairview
Village wants 1o hear from its neighbors, but he has never heard from Fairvicw Village. He was
naot informed of mectings being beld by Fairview Village, and knows of them only because of the
neighbors. He questions Fairview’s markeling (activs as well,  Mr, Gross said that he has also
heard that traffic wouldn't increase because Ihe residents arc scniors. He disagrees with this. His
mother is 83 years old and she drives and runs errands cvery day. There will also be people
visiting which will increase the volume of raffic. Fairvicw Avenue is a busy street and is a main
arlery for Fairview Station. There are 23-30 children under the age of 14 on Davane Court, and
they will be affected by an increase in trafRie. All of the parents arc concerned about safety issues
caused by an lucrcase In fraffic. Mr. Gross said he heard that Fairview Villape stated if the
community did not want this development, Fairview would drop the issue. There is a Targe group
of people in Downers Grove who do not wanl this to happen, which includes everyone on Davane
Conrt. He docs not believe Fairview will back ol this proposal no matter what the neighborhood
thinks. Mr. Gross said be spoke wilh some parents who did not know about the proposed
development and received 25 signatures within a matler of minutes. He wants the people
represented. He and his wife worked hard and cut comers to afford this home at this location.
Had they known about the potential rezoning, it would have affected their decision. He was told
by realtor friends that this development will affect his properly values and not in a good way. He
asked that the Council reject the proposal on behalf of their commumnily,

Ron Petmer, 6580 Davane Lane, said that looking at the wesl side of Falrvicw Avenue shows
that Fairview Village now owns 14 single-family home lots across from Fairview Village. Atthe
last Fairview Village meeling, \heir Chief Financial Officer said they would buy additional
properties on Fairview as they became available, which means they have grander plans than
already mentioped. If additional homes are made available for sale it could result in 15-29
apartment buildings lining Fairview Avenue. Mr. Detmer said that Fairview Village saysitis a
nol-for-profit falth-based orpanization. nitially they said they would never go against the wishes
ol the neighbors, but at the last meeting Mr. Howard said that they would just have to agree
disagree. He zald that it seems obvious that Fairview Village 1s making a land grab to serve
upscale seniors at the expense of an established community. Senjors will be charged over
$500,000 pivs a monthly fee. Mr. Detmier said that things chaoge, bul prier zoning designations
and commitments to the residents shonld not change,
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Dr. Ramanan, 6555 Berrywond Drive, said he and his family moved into Downers Grove and
put all of their savings into this house based on the Village’s carlier zoning decision, He is
convinced that bringing multi-family homes into singic-farnily residential areas has enormous
ncgative impacts on the area. Tle feels there is an ulterior motive here.

Stephen Stewart of Fairview Village made a Powcrpoint presentation, beginning with Fairview
Village’s Mission Statement, saying they are a not-for-profit religiously bascd organization. He
recapped the history of this project beginning in Scptember 2007. The project was approved
October 1 by the Plan Commission and recommended to the Viliage Council. Fairview Village
requested tabling a decision on the proposal to address issues that had been raiscd by resident
input. He used the zoning map to show how the R-5 zoning fits into that area, then introduced
professionals connected with the proposed project to provide further information to the Council
and public.

HollyAnn Eageny, Vice President of Client Services for Tracy Cross and Associates, a
nationally rccogmized market analysis firm, said they were asked to conduct an analysis of the
impact of this now development on the existing resideniial arens. They looked at a one-half mile
radius of the arca, or cight blocks. They used compacable areus in the Chicagotand ares to
determine home valucs, using Arlington Heights, Barrington, Washington Squarc, LaGrange,
Lisle, and Schaumburg, Home prices were studied for the year 2002 over a 12-month period, and
what comparuble homes sold for latcr. Ms. Eageny said that in nearly every case, the home
apprecialion rates in cacl of the cight-block areas mel or excecded that of the expected host
village. The only exception was Burr Ridge and Oak Brook where home prices in 2002 exceaded
the million-dollar mark. She said that basically there was no detrimental impact by a campus
community setting. Ms, Ergeny said the proposal is for an mdependent living age-restricted
communily wilh an initial buy-in of $300,000, plus monthly service fees, That price is consistent
with homes in the ared.

Commissioner Sehnell said that fhe study determined 6 out of 11 markets showed the same or
greater invreuse 10 home values, She asked about the other [ive. Ms, Fageny respondced that all
tncreasedt in value. It becomes a casc of nominal increases, based on resale valucs, [t had
nothing to do with the communities. None of the communities wus impacted in a negative way
by the senior comnmnities.

Commissionsr Schineli noted that some communities were surrounded by more intense uses. This
is not an apples to apples comparison. Ms. Eageny said that thelr staff is very careful to do apples
ta apples comparisons. Tt is one of the reasons they chose the half-mile radius. Anything smaller
than that would result in less than a median value in any given arca.

Commissioner Schnell then commented on the Villas of $t. Benedict saying they did not put
high-end apartments in a residential area. She thought this situation to be different as there are
established suhstantial homes on the west side. Ms. Eageny said they could eliminate the Villas
ol 5i. Benedict from the comparizon. It was included because it was a newer western suburban
communily. Mayslake is in Qak Brook and has had no impact. It is an income-qualifying
project. Commussiomer Schnell suggzested that the Plan Commission look at this in lermns of the
siudy, comparisons, ele. She would hke to know the implications.

Commissioner Beckman said Lhal there have been suggestions that there are other parcels

involved which could grow the project. He asked whether the size of the development has an
impacl on {he value. Ms. Fageny said that it docs not, it is not quantifiable. Four buildings
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versus fifty might be significant. All of the communitics studicd offered the same ratio of
housing types as Fairview Village is suggesting,

Mr. Stewarl said they had some slides of the architccturc planned for the development. He said
they do not think 1t represents a change significant enough to remand it back to the Plan
Commnssion.

Gene Guszkowski, President, AG Architecture, 1414 Underwaod Avenne, Wauwatosa,
Wisconsin, szid the neighborhiood speaks with great passion about their concerns for their
community. He showed the physical changes in the plan. They attempted to make the plan more
compact by increasing the setbacks and pulling the buildings closer to each other. Tle detailed the
landscape plan, which results in a wore pedestrian-oriented plan. Mr. Guszkowski said that the
drive ways will be contaired by retaining walls. They intend to do heavier planting along the
edges of the property to provide a boundury between the subject development and existing
adjacent single-family properties. He indicated that the placement of the four drives resulis in
anly about 20 feet of the consiruclion being construed as three stories. He reviewed the amount
ot open space versus buill space. For R-3 zoning the maximum building height is 33 fect. [nR-
5, 35 feet is the maxdmum. In the proposcd development, the height is of the buildings is 28.2
feet not counting the chimneys. As for lot coverage, the maximum amount under R-3 and R-3
would be 32% coverage. They intend to have 29% coverage. He also reviewed Lhe floor arca
ratio (FAR) and minimum open space requirements. R-3 and R-5 zoning reguire .8 FAR and
4(Y% open space. The proposed development will have a 59 FAR and 56% open space. M.
Cruszkowski sald these figures could not be achieved with a single-family development, He
showed plans depicting the exterior design with a lower roofline giving the buildings s fownhouse
feel. They arc proposing four buildings plus a clubhouse.  The petitioner has thed o hear the
concems of the residents and be sensitive to them, My, Guszkowski said {hal they have created
morc open space on the lots and maintained control over the design of the rear of the buildings,
which would facc the residential area.

Mr. Stewarl said that he belicves they have addressed the concerns expressed November 6
regarding the home value study, As for traffic impact, he indicated that they will do a traftic
study, and will mee! the stonnwater inanagement reguirement for the site. With regard io reat
estate taxes, Mr. Slewart said that Fairvicw Village has paid its first installinent 2lready, and will
not be seeking lax exemyptions on this property. He said they believe they meet the Downers
Grove Strateyic Plan objectives. He verified that Fairview Village does own the five additional
lots directly west of the subject property. "They did not want Lo purchase those lots, but the Green
Acres developer insisted they be included in the purchase. He said that Fairview Viilage has no
mtention of moving farther than they have already proposed. They miend 1o sell the additional
lots, although if other property becomes available on Faiview Avenue, they will Jook at it. They
have a wait list of 60 people at this time. He reiferated that Fairview Village docs not believe this
project will have any negative impact on the existing praperties and asked that the Green Acres
area be looked at again. He asked that the Council vote on this tonight.

Mayor Sandack said the Couneil cannol vole on this tonight as it is a Workshop meeting.

Bill Nelson, 6624 5t James Courl, said he moved there about one month ago. Regarding the
marketing study, he said 71 is not an exact science. He indicated that many of the developments
compared, such as Bethlehern Woods, were not rezoned fiom residential to multi-family, but a
higher density use to lower densily. Mr. Nelson said that the residents do not seem to be
concertied so0 much as to the appearance as they are with the fact that this development is not
within the character of what the community thinks it should be, Fairvicw Avenue is not a mulii-
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family roudway. It is not appropriate to furn the area into multi-family, Fairview Village has
already stated that they would like to purchase more property if it becomes available, and should
this project puss it would open the floodgates tor furfher development. He asked that the Council
not take this lightly. Regarding Bethlehern Woods and the tax-exempl status, they stated
originally that they had no intention of filing for tax-exempt status. He said that it is not within
the Village’s jurisdiction to grant or restrict tax-exempt status. Mr. Nelson pointed out that in the
case of Bethlchem Woaods, they requested the tax exempt slalus onc year after the development
wias completed.

John Martin, the attorney for Fairview Village, said that Larry Roso! is not, and will aot be the
contractor for the praject. In addition, the marketing activities that are going on now are for the
approved project. Fairview is not markefing this project. He said that they are requesting the
Council not to remand this to the Plan Commission. They are seeking the Council’s approval of
the plans when appropriate.

The Mayor expressed his apprecialion to the public for bringing their comments to the Council.
If this is remanded, the Plan Commission takes testimony again, as was done tonight, The
petitioner is asking that the Council not remand it. The petitioner received a posilive
reconuniendation v Oclober 2007. Howcever, the petitioner asked for a remand the (st time
around, and the Council tabled . Tn his opinion, the changes are substantial, such as the real
estate market report, and the lack ol a traffic study. He then asked for a Council opinion, and
Commissioners Neustadi, Beckman, Durkin and Tully supported remanding it.

Commissiorer Tully said he was fully in support of remanding this. Staff recommends it. He is
cognizant that the Plan Cornmission recommended approval. This is a requesl to rezone the
parcel and it is talen seriously. Though il may not be a typical multifamily project, ibis still a
multifamily projecl.

Commissioner Waldaek said that he also favored remanding the petition and thanked Fairview
Village for meeting with the neighbors. Questions remain and the Plan Commission 15 in a better
position to review 1he proposal.

Mayor Sandack agrocd that a record has to be established by the Plan Commission. The concept
has been refined and readjusted with materials being added to the request.

Commissioner Sclhinell said if residents want comments on the recond, they seed to go before the
Plan Commission.

Mr. Ficldman said new notices will be sent ont with repard to the date and time for the Flan
Commission meeting,

d. Annexation, Rezoning and Final I'lat of Subdivision for 5416-3418 Belmont Road.
Mr. Dabarciner said that staff recommends approval of annexing and rezoning the
property from County B4 and B-1 to Village B-2. ITe showed photos of the area
depicting the parecl in guestion, localed at the southwest comer of Belmont and
Invemess. The site is surrounded by manufacturing o the north, iastittional nses to the
south and west, and attached single-family uses on the gast, The three lots wiil be
consolidated into two lots for office buildings. He noted that the Plan Commission met
on April 7 and recommended approval. $all concurs with that recommendation.
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Bowners Grove Vilfage Council ' Meating Minutes June 3, 2008

Voles:

Indexcs:

MOT 00-033¢

Yoles:

Indcxes:

ORD  90-03346

Votes:

Sumrnary of Hem: Al their meeting of May 5, 2008, the Plan Commission recommended approval of the
Final Plat of Consalidation for the property located at 4729 Washington Street.

A RESOLUTION APPROVING THE FIMAL PLAT OF CONSCLIDATION FOR 4728 WASHINGTON
STREET

RESOLUTION 2008-62

A mution was made by Commissioner Durkin, seconded by Commissioner Beckmsn, {o Adopt this file,
Mayor Sandack declared the motion carried by the following vote:

Yea: Commissioner Schnell, Commissioner Tuily, Commissioner Waldack, Commissioner
Durkin, Commissioner Beclanan, Commissioner Neustadt and Mayor Sandack

Consolidation Plat

C. Motion: Remand to the Plan Commission Petition PC-35-07 - Preliminary Planned
Development Amendment to Planned Development #32 (Fairview Village)

Sponsers: Village Altomney

Sunmary of fem: This remands Peition PC-35-07 conceming a preliminary planned development
amendment to Planned Development #32 (Fairview Village) to the Plan Commission for further
discussion.

Comtmissioner Schnell asked if there will be @ traffic study before this is remanded. and the
Manager said there would be,

Commissioner Waldack said he hopes that when this is remanded 1o the Plan Cammission the
staff conveys the fnferest expressed iy Council in covering the fraffic study, howme valfue study,
and that they will discuss o] aspecis of this profect.

The Mayor said the Plan Commission has a fegal responsibility 1o review the matier before them
and he believes they will be tharaugh,

A motion was made by Commissioner Beckman, seconded by Commissioner Schncll, to Anthorize this
Mile. Mayor Sandack declared the motion carried by the falfowing vote;

Yea: Comunissioner Schnell, Commissioner Tully, Commissioner Waldack, Commissioner
Duerkm, Commissioner Beckman, Commissionar Menstadt and Mayor Sandack

Planned Development #32 - Fairview Baptist Home

Nhinois
Sponsors: Comupunity Development and Plan Commission
Surwnary of em; This authorizes the armexation of the property located at 5416-5418 Belmont Road,

D. Ordinance: Annex 5416-5418 Belmont Road to the Village of Downers Grove, ﬁ(‘\%
-

@

AN ORDINANCE ANNEXING 5416-5418 BELMONT ROAD TO THE VILLAGE OF DOWNERS
GROVE, ILLINOIS

ORDINANCENQ. 4977

A motion was made by Commissioner Schned, seconded by Commissioner Neustadt, to Adopt this file.
Mayor Sandack declared the motion carried by the following vote:

Yea: Commissioper Schnell, Commissionar Tally, Commissioner Waldack, Commissioner
Dwrkin, Commissioner Bectman, Commissioncr Neustadt and Mayoi Sandack

Indexes: Annexation, Subdivision - Stevens Belmont Office

¥illege of Downers Grove

Page s . Frinted on 671220058



Correspondence From
Adjacent Homeowners

Petition presented to Plan Commission — October 1, 2007
Letter to Plan Commission from Simon Liu — October 5, 2007
Email from Natasha Buh— July 24, 2008
Submittal from Andrea VanBuren — July 25, 2008
Submittal from Ron Detmer — July 25, 2008
Letter to Plan Commission from William White — July 28, 2008
Letter to Mayor Sandack from William White — May 16, 2008
Letter to Mayor Sandack from William White — March 17, 2008



Dear Neighbor,

[ am asking help to defeat the zoning varjance applicd for by Fairview Village .

The following is proposed:

1} 32 apartments on the property (so fondly known to all of ns ag Green Acres) on
the west side of Fairview Ave. 3

2) The existing unsofd home to become a clubhonse for the apartments,
3) This will leave two unsold lots on Davane lane that will now be abutiing

apartments.
4) A shuitle is planned to mn between Fairview village and the col de sac.

The attached is my stance on this and all I am asking support for. It will be my specch

for the Gct. 1% moeting at 7pm. and your physical presence at that meeting would be even

more greatly appreciated. - )

T was present and spoke at the zoning meemg for the proposed office building behind the

Famﬁy Video. We were successful. I am happy for all of the homevwners who do not

now view a medical office building out their back windows.

Please sign below to support this petition,

Name ' Address
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Village of Rowners Grove
Plan Comumission

801 Burlington Avenme
Downers Grove, IL 80513

Simon Lin
6436 Davane Court
Downers Grove, 11, 80516 Qctober 3, 2007

RE: PLANNED TOWNHOME IN LYNN GREMER COURT
Dear Commissioner,

The hearing en 10/01/2007 7:00 PM for File No. PC-35-07 preliminary planned
Development Amendment to expand planned Development #32 Fafrview Village for the
construction of four multi-famity buildings at the intersection of Fairview Avemue and
Lynn Gremer Comrt and to rezone such property from R-3 Single Family Residential io
R-5A. Townhouse Residential.

In that evening, all we heard was how archiiect has those beantifill townhouse designed
and how expetienced the construction company is. We worry aboul Fairview Village
expand their campus 1o our side of street. It definite will cause traffic problem, the
fluence on our quite and peacefisl neighborhood. T will alse ruin the atmosphere of our
neighborhood, We therefore sugges! (hat Village of Downers Grove to invite Fairview
Village official to attcnd the next hearing on 10/22. We want to know more detail about
how are they going 1o eperate and manage this new division (Lynn Gremer Court) and
how are they going to take care the woiry that we arc concerned.

Thank very much for your help,

Sincerely,

Simon Lin



Popovich, Stanley

From: QBrien, Jaff

Sent: Thursday, July 24, 20058 1:55 PM
To: Popovich, Stanley

Subject: FW: Fairview Village Annex
Follow Up Flag: Foliow up

Flag Status: Red

FYL — for PC Packet,

Jaff O'Brien, LRICE
Zeniorx Pilannsr
Viiluge of Downcrs Crove

————— Origina Message-----

I'rom: Dabareiner, Tom

Sert: Thursday, Juliy 24, 2008 12:99 DM
To: CBzizn, Jelf

Subject: ¥ Maivview Village fnnex

= -Original Message-—-—-—-—-

From: Matasha bunh [meilto:nmounhlsbheglckal . net]
sonls Thursday, July 2¢, 2008 11:40 A

't: abarsinsr, Tocm

Subject: Fairwview Village Rnnex

Juasl a aobe Lo leb vow know thal 2 oam ie oppoesilicr: Lo Lhe Zalrwiew Willage Annox, I will
a0t ke akle to z2ttend Che fAugust 4th weeting dae to a oravious comoi-tment. However, -
woinled my posilbicn o _his maltlsr nobed.

Tnznks,
wozasha 2un

412 Davens Qourt
Dewngrs Grove



The enclosed packet refers to the upcoming Aug 4™ agenda item; Green Acres
development, proposed by the Fairview Village Retirement Home. Neighbors will
be speaking on this subject as it was brought up in previous Council meetings and
we thought it would be helpful for you to have this information beforehand.

Very Sincerely,

Andrea VanBuren

6570 Fairview Ave.
Downers Grove, IL 60516



After researching zll the properties mentioned in the Tracy Cross and Associates
market anaiysis, we have come (o the conclusion that none of them compare to the
proposed plans Fairview Village is puiting before the commission.

In no instances are there apartment sized buildings only feet from a residential
neighbor hood or interacting with a residential neighborhood at all.

In all instances but ane, any multi unit buildings that come into close contact with
a single family residence are separated by subsiantial green space and the
maximum capacity of the buildings is 2 residents.

Lexington Square in Elmhuorst is the only complex that has larger buildings up
against residential and in that instance it is apparent the modest homes that back up
to the large fence and green-space are newer than the Lexington Square buildings
and therefore were awarc of the gituation, and value adjustment was made pre-
development.

There are a few conclusions that can be drawn from this. One is; the conclusion
drawn from the marketing survey, that the development of these buildings will not
negatively impact the surrounding homes is without merit. Two is; other
retirement facilities have been limited cither by choice or their lownships to 2 unit
town homes on their properties that abut residential. Three is; all the
aforementioned properties are contiguous properties, surrounded by natural or
roadway borders. None of them have begun (o absorb surrounding properties and
affect established zoning.



Mhe Garlands
1000 Garlands Lane
Barrington, IL 60010

The Garlands, Barrington

Complex is bordered by Northwest highway and East Main Street. (7) 2 unit town homes abut
the back yards of modest homes. There is a pond separating 4 of the units and mature trees
screening the rest. The separation is significant. The entrances to these two developments are on
perpendicular streets. (See enlargement)






Mayslake Village
1801 35" Street
Oakbrook, IL. 60523

Mayslake Village, Oakbrook

Self contained complex. Separated from Oakbrook residential by major streets and light
industrial. Two unit town homes back up to residential neighborhood with significant green
space and back yards meeting back yards. Residential neighborhood has separate entrance a
significant distance from town home neighborhood entrance (see enlargement)
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b ee Streamin g 111 1005
King-Bruwaert/Godair Park
6101 South County Line Road
Burr Ridge, IL 60527

King Bruwaert/ Godair Park, Burr Ridge

Complex is separated from surrounding residential area by very mature woods on all sides. There
is a very large land to development ratio. Buildings would not be visible from homes.



3200 Grant Street
Evanston, IL. 60201

Westminister, Evanston

Completely self contained complex surrounded by neighborhood streets. Complex includes
Very substantial green space between most buildings and the streets.
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2400 South Finley Road
Lombard, IL 60148

Beacon Hill, Lombard

This complex is bordered by N/S toll way, Finley Road with commercial development, very
substantial green space to the south and substantial green space to the north completely
obscuring small residential neighborhoods back yards from parking lot.
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Lexington Square
400 W Butterfield Road
Elmhurst, IL 60126

Lexington Square, Elmhurst

The complex is bordered by West Butterfield road and Roosevelt road. The back yards of a
small newer infill neighborhood abut apartment buildings. Significant fencing separates large

backyards from buildings. The homes are newer than complex therefore aware of zoning at time
of construction.



Friendship Village
350 West Shaumberg Road
Shaumberg, IL 60194

Friendship Village, Shaumberg

A perimeter road surrounds the main campus. There are smaller auxiliary buildings on the east
side of the campus. These are separated from any residential areas by significant green space.




315 North LaGrange Road
LaGrange Park, IL 60526

Plymouth Place, LaGrange

This complex is bordered by North Lagrange Road, a large apartment complex, a major
highway, and parks. All 4 sides completely separated from residential.
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Villa St. Benedict

1920 Maple Avenue
Lisle, IL 60532

Villa St. Benedict

This is a new infill development on an established site consisting of Convent, High school,

College. It is bordered on 3 sides by major streets and not near any residential. These are also
smaller 2 unit town homes.
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Washington Square
10 North Washington Street
Hinsdale, IL. 60521

Washington Square, Hinsdale

This is a 2 building small 2 story complex in a commercial area, with other services sharing the
same block. There are 2 new homes on infill lots next door to the complex and therefore their
value was adjusted before construction and discounted at that time.
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LAW OFFICES

WHITE & WHITE
5330 MAIN STREET, SUITE 205
DOWNERS GROVE, ILLINOIS 60515
FRANCES ). WHITE (630) 960-3262
WILLIAM F. WHITE FAX (630) 960-2760

July 28, 2008
HAND DELIVERED

Downers Grove Plan Commission
Village Hall
Downers Grove, [L 60315

Re: Green Acre/Lynn Gremer Court Project
Dear Plan Commission:

I have been advised by members of Village staff that this project shall return to your
agenda on August 4, 2008, [ am an attorney in private practice and T have been hired by
a number of homeowners (o consult with them and help articulate their objections to this
project. In that regard, I enclose tor your review two items of corrcspondence previously
sent to the Downers Grove Village Couneil.

In addition to arguments found in my prior leiters we wish to emphasize these points:

1. When this matter was first presenied to the I'lan Commission, it does not appear
vou were informed thal Fairview Village also owns a number of other parcels along the
west side of Fairview Ave or that Fairview Village has openly expressed their intention
to extend their multi-lamily coneept both north and south of the Lynn Gremer Court

property.

We strongly object 1o the Plan Commission or the Village Council looking to
spot zonc a parcel and thereby breach a natural boundary separating single family
homes from other uses. This is also discussed in greater detail in my letter of May 16,
2008.

2. “Spot zobing™ is an overused term routinely tossed out by neighberhood groups
objecting to re-zoning petitions. However, the Illinois Supreme Coutt clearly
recognizes that there are core values involved in the topic and in this situation an
outright dismissal of a spot zoning argument shall not ceeur without carelul thought.



Dovmers (Grove Plan Commission

Page Two

The 2™ District Appellate court recently wrote:

Finally, we address plaintiffs' appeal from the judgment in favor of the
defendants on the count of the complaint for illegal spot zoning. Spoi
zoning is & change in zoning applied to a small ared. Spot zoning is
unlawful when the change violates a zoning pattern that is homogenous,
compact, and uniform, (Bossman) However, not every reciassification ofa
single tract of land is void. The test for determining unlawful spot zoning
is whether the change is in harmony with & comprehensive plan for use of
property in the locality. {Goffinet} To mivalidate the zoning ordinances, the
plaintifs were required to present clear and convineing evidence that the
amendments to the zoning ordinances vielated a comprehensive plan lor
use of the property in the lacality.

THORNBER v. NORTH BARRINGTON

Whether the proposed re-zoning of Lynn Gremer Court would be illegal spot
zoning is a question best left for another day. However, we assert 1t would be bad poficy
for the Plan Commission to breach the compact, homogenous and uniform single family
zoning fouand on the west side of Fairview Avenue, especially when such a change is not
in conformity with the Comprehensive Plan and Future Land Use Map. If the Village
Council desires to change the zoning in a given area, let them change the Future Land
Use Map, first.

3. Also of significance is the re-zoning history of Lynn Gremer Cowrt. Recently,
Rosol was given approval for the Green Acres plat of subdivision with greater density
than originally planncd. 'To now give Fairview Village even greater density, so soon
after the last re-zoning, gives af least the appearance of rewatding Fairview Village for
being a good corporate citizen {which they clearly are) rather than adhering te an
applicant neutral planning process.

4, We anticipate Fairview Village will offer a real estate study concerning the
impact of their project on property values. We believe it is essential for this board 1o
understand the exact question Tracy Cross & Assoc. was asked to investigate and
whether that question corresponds with the arguments made by Fairview Village or
addresses the situation we face along Fairview Ave.

A number of homecowners and [ have taken some time using Google Earth
and/or Mapruest and have located all of the projects identified in the TC & A study.
Simply put, it does not appear that these allegedly comparable projects intrude into an
existing single family neighborhood in the manner that the proposed Fairview Village
project shall intrude into an existing single family ncighborhood.



Downers Grove Plan Commission
Page Three

-

3. ‘When this file was on the Village Council workshop agenda. Mayor Sandack
brought up the desirability of & traffic study. With regard to any such traffic study, the
nearby homeowners believe that the Plan Commussion should consider the traffic impact
of not only these properties but also the potential traffic impact if multi-family zoning
were 1o spread north and south of Lynn Gremer Court. A corollary eoncern is that
additional projects might not be age-restricted in & manner that potentially mimmizes
rush hour traffic.

[ also enclose my prior comrespondence from May 16, 2008 and March 17, 2008
and [ am advised that there are a great many homeowners who wish to speak in
opposilion (o this project. 1lowever, in consideration of the Plan Commision’s
schedule, we will attempt 1o consolidate the testimony as efficiently as possible te allow
succinet presentations,

For reasons previously communicated to the Village Council and for additional

reasons that shall be presented by the homeowners on August 4% 2008, the homeowners
on the west side of Fairview Ave. present their very strong opposition o the plans being

presented by Fairview Village,
PUNRUN

William F. White

W Wes

Enclosure



LAW OFFICES

WHITE & WHITE
5330 MAIN STREET, SUITE 205
DOWNERS GROVE, ILLINGIS 60513

. FRANCES J, WHITE . (630) 960-3262
WILLIAM F, WHITE FATC (610} 950-9760
MARK F. WHITE | '

May 16, 2008

Mayor Ronald Sandack . -
Village of Dowmers Grove T
801 Burlington Avenue

Downers Grove, IL 60515

Re:  Green Acres/Lynn Gremer Court Project
Dear Mayor Sandack: -

This letter is written to follow up on my previous letter and incorporates several new
points that have arisen after a neighborhood meeting conducted by Farview Village and
at & follow up meeting with a great many of the residents surrcunding Lynn Gremer
Court. I also enclose an additional copy of my prior letter for your reference and I intend
for these two letters to complement one anather.

A quick summary would be that the nearby residents are not satisfied with the superficial
changes made to the Fairview Village proposal subsequent to the last presentation made
to the Village Council. After a recent meeting with 2 great many of the nearby
honteowners it appears that essentially 2li of the Downers Grove neighbors remain in

opposition to this preject.

First, the most significant new item of information involves the openly expressed
intention of Fairview Village 10 seek to extend their mulii-family conczpt along the west
side of Fafrview Avenue (whether north and south of Lynn Gremer Court) as properties
‘become available, Fairview Village acknowledges owning additional land south of Lynn
Gremer Court and seeking to initiate discussions concerning acquiring the nearby church
property. At the neighborhood meeting they stated bluntly that they have no interest in
pursuing the construction of single-family residences as a business model.

These statements were particularly infuriating to those residents who recall Village
assurances that the Family Video development at 63% & Fairview would be the only non-
single family development permitted on the west side of Fairview Avenue, Thereafter.
the residents reluctantly acquiesced to a compromise propesal to allow town-homes on
the property immediaiely south of Family Video. That project was approved as low-
density multi-family (with the commercial development proposal being rejected) with the
explanation given that lower density town homes would offer a natural buffer between
retail and single family zoning with would be no further encroachment into the single

family zoning district.



Mayor Ron Sandack .
May 16, 2008
Page 2 of 4

Many nearby residents believe that to approve the Fairview Village proposal would bea
blatant repudiation of these prior assurances, especially given the developer’s stated
intentions, end would signal an intention to transform the entire west side of Fairview
Avenue to multi-family zoning. Once muhifamily housing is permitted at Lynn Gremer
Court it shall very likely be impossible to resist fiture filling in of multi-family zoning

for the property lylng between Lynn Gremer. Court and 63" Streefand between Lynn
Gremer Court and 67 Street to the South and possibiy the propeﬂy on both sides of
Davane Lane, further west of Fairview Avenue.

It alse is my understanding that the Village intends to initiate a significant review of the
Comprehensive Plan and Future Land Use Map. Village Council approval of the
propesed plans for Lynn CGremer Court prior to completion of that comprehensive review
would appear to short cirewit that process, especially in light of Fairview Village
expressed intention to expand their multi-family concept beyond the subject property.

Second, the meeting at Fairview Village provided confirmation thar the property has
already been purchased from: Rosol Construction. In addition, several of the residents
received-the impression from the Fairview Village spokesrnan that the applicant
considersd the matter a “done deal” especially given the substantial emphasis made
during the presentation on Fairview Village’s coniributions to the community, [ have
attempted to defise speculation as to any “behind closed doors” arrangement between the
Village, Fairview Village and Rosol Consiruction however full disclosure by Rosol
Construction and Fairview Village of the details concerning how the transaction
originated and procesded to closing prior to re-zoning will help alleviate these concerns,

1t also remains the understanding of the residents that the original approval of the Green
Acres Subdivision (Lynn Gremer Cowrt) already gave the owner greater density then was
sirictly permitted under applicable zoning. The residents believe that it is not appropriate
to adopt an incremental approach to increased density and several residents believe that
the prior approval of this single-family project constituies a prior Council determination
of “highest and best use™ and these residents remain surprised and dismayed as to how
this topic can be re-opened so quickly after that prior approval.

Third, no traffic study was presented by Fairview Village. In addition, we question
whether a traffic study limited to this property would be safficaent since the re-zoning of
Lynn Gremer Court to multi-family would establish a strong precedent to extend multi-
family housing along the west side of Fairview Avenue. Any traffic study shonld take
into mccount the long term consequences if Fairview Village achieves their stated
objective of expanding their proposed concept along the west side of Fairview Avenue.

Fourth, (and cn a positive noie)-if ALL storm water 1s piped under Fairview Avenue ic
the East side, water drainage issues will not play a significant role in the ohjections raised
by the nearby residents.



Mayor Ron Sandack : e
May 16, 2008
Page 4 of 4

neighborhood character and atmospheries for the sumounding arsas, especially if'a
precedent is set to re-zone the entire west side of Fairview Avenue.

For these reasons, and the reasons previcusly communicated and for the réasons to be
articulated in person at any subsequent public hearing the residents living in the vicinity
of Lyn Gremer Court have asked me to communicate their conzinuing request that the
Village Council reject any further consideration of this project. In addition, there are a
great many residents who desire to appear in person to voice their opposition and we ask
to be informed as far in advance as possible concerning any firture meetings on this topic.

- Very truly vours,

William ¥. Whit
Attornev at Law

WEW hab

Ce: . Various homeowners
Village Commisgioners
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Mayor Ronald Sandack
Village of Powners Grove
‘801 Burlington Avenue
Diowners Grove, IL 60515

Re:  Green Acres/Lynn Gremer Court Project

Dear Mayor Sandack:

This letter is written to advise you and the Village Council that I have been retained by a
number of residenis living in the vicinity of Lynn Gremer Court. Thave been asked to
agsist in the presentation and articulation of their chjections to a psnding proposal far the
construction of Multl Family Senior CIleEﬂTESldEﬂCES on the parcels tu.rrau.udmg Lvnn

-~ Gremer Court. L

1 have met in person with a great many of the homeowners and [ am told that sssentially
all of the neighbors are in opposition to this project. These individuals have also
contributed money towards my reteiner and that strikes me as strong evidence of their
commitment in opposition to the proposal..

Also, I understand that the proposal has been “tabled” rather than rerurned to the Plan
Commission and that the Petitioner may intend to obtain professional studies concerning
the alleged impact of this development on the surrounding property owners. This creates
an unfortunate situatdon where the neighbors can be calied upon to respond o a new
hearing with very little notice and without the opportunity to review the ﬂddmonal

materiais Petitioner infends to submit.

The residents would strongly prefer that the proposal be rejected without additional
hearings. However, if the Viilage Council chooses not to take that course of action, we
request that any new information offered by Petitioner be remanded to the Plan
{Commission. The neighbars residing in the vicinity of Lynn Gremer Court very strongly
desire at least two or three weeks to review and analyze any such additional information
as the Petitioner may submit before there are further public hearings.

Next, because of the possibility that this matter might arise on short notice, this letter will
sumunarize a number of the homeowners objections with the caveet that this letter is not
intended to replace the opportuntty for all the- ne:rghbi::rs to fully-woicetireropinion at any
- future hearing or meeting.



Mayer Ron Sandack
March 17, 2008
Page 2 of 3

First, many of the residents tell me that when the Family Video development was
allowed at 63" & Fairview they were assured that this development would be the enly
non-single family development permitted on the west side of Fairview Avenue,

Thereafter, when Sievers proposed a new development immediately south of Family
Video, the ¢commercial development was turned down, however multifamily was
approved. At that time, many residents recall being further assured that this mudtifamily
project would constitute a buffer or transition between Family Video and the single
family zoning that continues south along Fairview Avenue.

Today, to allow multifamily zoning 1o jump as far south of 63™ Street as Lymn Grerper
Court would be a repudiation-of those prior assurances.

Second, in the event multifarmly is permitted at Lynn Gremer Cowt the residents selieve
it shall be difficult to resist future filling in of mulii-family zoning for the property lying
between Lynn Gremer Court and 63" Street and the property on both sides of Davane
Lane, further wegt of Fairview Avenne. :

Also, thers appear to be a number of larger parcels south of Lynn Gremer Court ard the
precedent of Lynn Gremer Court going multifamily, will reduce future ability to resist

such extensions,

. Thizxd, it is the understanding of the residents that the original approval of the Green

Acres Subdivision (Lyan Gremer Court} by the Village had already given the owner

greater density then was permitied under the applicable zoning. The residents believe
that it is not appropriate to adopt an incremental approach to ihcreased density.

Many residents believe that these prior approvals of a single-family project constituted 2
Village Council determination of “highest and best use™ and the residents are dismayed

by the proposed re-opening of this fopic.

Fourth, on both sides of Davane Lane there are a number of water drainage issues. The
development of four multifamily buildings could well create adverse impact with respect.-
to storm water issues for the adjoining properties. Proposals for underground parking
greatly enhance the residents’ concem on this point.

Fifth, the adjoining citizens and property owners are concerned about increased traffic
that would come from placing 32 new residentiz! units on property originally zoned to
support fewer than the seven (7) residential units as cwrrently approved. Although the
proposed use is for senior housing, seniors living on the west side of Fairview Avenue
would be considerably more independent and-self sufficient then-those residing in a more
infensive assisted living context. Therefore, the traffic impact would be more
appropriately compared with a general multifamily development than to a senier
multifamily development.



Mavor Ron Sandack
March 17, 2008
Page3 of 3

Sixth, the neighbors universally believe this project will impair property values as well as
the character of their neighborhood, Some residents are reporting that they have been
told by real estate agents that even the possibilitj.: of an adjacent multi-family
development will reduce any potential sales price and i mcrease tlme on the market before

a sale Can QCCLT.

Finally, I understand that the Village Council had suggested fo the Petiticner that they
mest with the residents and discuss any new proposals and any new information before
resubmitting the proposal for consideration. The neighbors and residents [ have been in
contact with have informed me that no such meetings or delivery of nformation has
occurred as of the present date.

For these reasons, the residents adjacent to Lynn Gremer Court have asked me e
commmunicate their request that the Village Council reject any flrther consideration of this
proiect. In the alternative, they ask that the Village Council not take up consideration of
the project unless anoﬂne* presentation has been made to the Plan Commission, Any new
presuntatmﬂ must allow for a thorough examination of any new materials Petitioner may
submit and will assure the homeowners that any final decision will be made only after a
fill and compiete exammation of all of the relevant facts.. Of course, if any such “new
materials” are not persuasive an immediate denial would be the residents’ preferred

option.

T would also respectfully request that Village staff be asked to provide me informal notice
as far in advance as possible of any intended future meeting on this topic whether before
the Plan Commission or the Village Council.

Very truly yours,

William F. White
Attorney af Law

WEFW lab

Ce: Various homeowners
Village Commissioners
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to Plan Commission
September 2008



Fairview Village
Residential Living Apts. & Townhomes
200 Village Drive
Downers Grove, IL 80516-3036
Phone (830} 762 6100
Fax (630) 769 6115
www.LifeAtFairview.com

Fairview

A VibrantLiving Community

Fairview Baptist Home

Healthcare & Rehabilitation Center

250 Village Drive

Downers Grove, IL 60516-3099

Phone {630) 769 6200
Fax (630} 769 6226
www. LifeAtFairview.com

We the undersigned support the expansion efforts of Fairview Village on the west side of
Fairview Avenue as a needed asset to our community. We believe the expansion will enhance
our campus and the surrounding neighborhood, as well as the Downers Grove community as a

whole.

Signature

Printed Name

Address
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Fairview Village
Residential Living Apts. & Townhomes
200 Village Drive
Downers Grove, Il. 60516-3036
Phone (630) 769 6100
Fax (630) 769 6115
www, |_ifeAtFairview.com

Fairview

A Vibrantliving Community

Fairview Baptist Home
Healthcare & Rehabilitation Center
250 Village Drive
Downers Grove, IL 80516-3099
Phone (630} 769 6200
Fax (630) 769 6226
www.LifeAtFairview.com

We the undersigned support the expansion efforts of Fairview Village on the west side of
Fairview Avenue as a needed asset to our community. We believe the expansion will enhance
our campus and the surrounding neighborhood, as weil as the Downers Grove community as a

whole.

Signature

Printed Name

Address
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Fairview Baptist Home
Residential Living Apts. & Townhomes Healthcare & Rehabilitation Center
200 Village Drive Y 250 Village Drive
Downers Grove, IL 80518-3036 Downers Grove, IL 80516-3099

Fairview Village

Phone (630) 769 6100 - " Phone (630) 769 6200
Fax (630) 769 6115 ‘ al rV|eW Fax (630) 769 6226
www.LifeAtFairview.com A VibrantLiving Gommunity www.LifeAtFairview.com

We the undersigned support the expansion efforts of Fairview Village on the west side of
Fairview Avenue as a needed asset to our community. We believe the expansion will enhance
our campus and the surrounding neighborhood, as well as the Downers Grove community as a

whole.
Signature Printed Name Address
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Fairview Baptist Home
Residential Living Apts. & Townhomes Healthcare & Rehabilitation Center
200 Village Drive 250 Viliage Drive
Downers Grove, L. 60516-3036 Downers Grove, IL 60516-3099
Phone (630) 769 6100 : . Phone (630} 768 6200
Fax {630) 769 6115 al rVIeW Fax (630} 769 6226

www.LifeAtFairview.com A VibrantLiving Community www.LifeAtFairview.com

Fairview Village

We the undersigned support the expansion efforts of Fairview Village on the west side of
Fairview Avenue as a needed asset to our community. We believe the expansion will enhance
our campus and the surrounding neighborhood, as well as the Downers Grove community as a
whole.

Signature Printed Name Address
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Fairview Village
Residential Living Apts. & Townhomes
200 Village Drive
Downers Grove, IL 60516-3036
Phone (630) 769 6100
Fax (630) 769 6115
www.LifeAtFairview.com

Fairview

A VibrantLiving Community

Fairview Baptist Home
Healthcare & Rehabilitation Center
250 Village Drive
Downers Grove, IL 60516-30909
Phone (830) 769 6200
Fax (630) 769 6226
www, LifeAtFairview.com

We the undersigned support the expansion efforts of Fairview Village on the west side of
Fairview Avenue as a needed asset to our community. We believe the expansion will enhance

our campus and the surrounding neighborhood, as well as the Downers Grove community as a
whole.
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Response endorsed by various citizens to the

VILLAGE OF DOWNERS GROVE
REPORT FOR THE PLAN COMMISSION
SEPTEMBER 8, 2008 AGENDA

SUBJECT:

PC-35-07, Fairview Village Auxiliary Campus at the intersection of Fairview Avenue
and Lynn Gremer Court Preliminary Planned Development and Rezoning

SUMMARY:

Numerous citizens living in the neighborhood of Lynn Gremer Court offer this response to the most
recent version of the Village of Downers Grove Staff Report concerning the proposed re-zoning and
multi-family development project. These comments are in direct response to the most recent Staff

Report and therefore supplement rather than replace the other submissions made in opposition to the

project.

A few of the key arguments are summarized as follows:

(1)

3)

bwhite

As admitted by Staff, the proposed re-zoning is not in conformity with the Future Land
Use Map. Related, the Village Council has very recently selected a consultant to
undertake a comprehensive review of the Future Land Use Map and Comprehensive Plan.
In addition, the same consultant shall facilitate a third Total Community Development
conference (TCD III).

We submit that it would be bad process and bad policy for the Plan Commission and
Village Council to preempt and “short circuit” this review of the Future Land Use Map by
changing the zoning of Lynn Gremer Court on the eve of that comprehensive review.

It is disappointing that the Staff Report disregards the additional fact that Applicant
already owns several other parcels on the west side of Fairview Avenue and has admitted
their intention to extend their proposed multi-family concept to these other parcels.
Related, the traffic study presented by Applicant addresses only the consequences of re-
zoning Lynn Gremer Court and ignores the consequences of subsequent re-zoning of
Applicant’s other parcels. Likewise, the Staff Report fails in its entirety to consider the
larger ramifications of rezoning this particular parcel in the light of Applicant’s admitted
intention to extend their multi-family concept to additional parcels on the west side of
Fairview Avenue.

Village Staff notes that the February 2008 property values study was deemed
inconclusive, writing as follows: “Staff believes the results of the initial study were
inconclusive and therefore, staff could not rely on the study s findings as it relates to this
development s impact on neighboring property values.”

Staff Report goes on to tout an August 2008 update to the study and an “MIT Study” and

concludes that the presence of “multi-family developments did not affect the property
values of immediately adjacent single-family houses, whether the development existed or

Page 1 of 2 9/8/2008



Jollowing a rezoning.” It should be noted that neither the MIT Study nor the August
update to the Applicant’s study were released to the public until late last week.

It is most disappointing that the Staff Report focuses exclusively on “market value”
impact as the sole factor to determine whether multi-family should be permitted adjacent
to single family. In addition, the conclusions drawn by Staff are rather astonishing, in
essence asserting that there is no rational basis for homeowners to oppose the presence of
multi-family projects immediately adjacent to single family homes. If the MIT study is
“true” and if the Applicant’s update is “true” then perhaps all prohibitions on building
multi-family projects within single-family zoning districts should be disregarded,
throughout the entire Village.

We submit that the rather astonishing conclusions found in the “MIT Study” and the
Applicant’s updated study (adjacent multi-family projects are not detrimental to the
interests of single family homeowners) is something that needs to be processed through
the Comprehensive Plan review process and perhaps TCD 111 before that notion becomes
accepted as gospel by the Plan Commission and Village Council.

4) The Staff Report also suggests that the townhouse development located at 6308-6316
Fairview Avenue (approximately 800 feet north of the proposed project) constitutes a
tactor in favor of Applicants proposal. We note that current staff appear unaware of
representations and assurances made previously that the town home project was approved
as a compromise and as a “buffer” to insulate the single family properties from the
commercial use located at the southeast corner of 63™ and Fairview (Family Video).
While such “assurances™ may not be legally binding on the Village (nor should they be
legally binding as situations do change) the rationale for change should be discussed in an
open and transparent fashion.

CONCLUSION:

Numerous residents are disappointed by the one-sided tone and tenor of the Staff Report. Taken as a
whole the Staff Report appears to suggest that there are not two legitimate sides to the issues being
presented to the Plan Commission. While Village Staff can and perhaps should offer their candid
opinion on how pending proposals should be decided, concern should also arise if staff advocates on
behalf of one Village resident or Applicant and against other Village residents.

The ultimate question at issue is whether the existing pattern of homogeneous single-family zoning
that extends along the west side of Fairview Avenue from the buffer property at 6308-6316 Fairview
Avenue to 75" Street should be breached. To approach the pending proposal in an isolated fashion and
ignore Applicant’s plans for the other parcels it owns along the west side of Fairview Avenue presents
at least the appearance of “spot zoning” insofar as Lynn Gremer Court would become an isolated
island of multi-family within an existing single family neighborhood.

If Village staff supports Applicant’s vision for numerous similar follow on projects along the west side
of Fairview Avenue (both north and south of Lynn Gremer Court) they should say so openly and
pursue that objective by seeking to amend the Future Land Use Map. A “camel’s nose” strategy — once
the nose gets in the tent, there is no stopping the camel — is not consistent with transparent and
genuinely inclusive government process.
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Rappaport Institute for Greater Boston -

Kennedy School of Government Harvard, Boston

Past Boston 101 Events - Spring 2006

Land-Use Regulation and Housing Prices: A Study Based on Data from 187 Communities
in Eastern Massachusetts
January 5, 2006

Featuring

Edward L. Glaeser Director, Rappaport Institute for Greater Boston and Professor of
Economics, Harvard University

Amy Dain, Housing Policy Analyst, Pioneer Institute

Jenny Schuetz, PhD Candidate, Kennedy School of Government, Harvard University
Bryce Ward, PhD Candidate, Faculty of Arts and Sciences, Harvard University

Housing prices in Eastern Massachusetts are higher than in all but a handful of other areas in the
United States. Over the last 25 years, price increases in Eastern Massachusetts have been second
only to one other region. In previous research, Glaeser and others have found that increasingly
stringent land-use regulations are the primary cause of high housing prices in

tegions such as greater Boston, At this event, Pioneer Institute and the Rappaport Institute
released a publicly accessible database that details the full‘array of regulations that 187
communities use to shape residential development within their borders. The event also marked
the release of a major study by Glaeser, Schuetz, and Ward that analyzes whether and how local
regulations have affected housing production and prices in the region.




[ have read staff’s report and I am particularly concerned about the citing of an MIT study as
a basis for comparison and justification that acceptance of the Fairview Village proposal will
not have an impact on surrounding home values. As that MIT study is 80 pages long, 1
understand that not all of you have had an opportunity to read it in its entirety. MIT is a
noted institution and sometimes we may be tempted to give credibility to a report due to the
institution at which it was authored. I have reviewed the MIT study and while it is well
written, it does not apply to this situation.

The MIT study seeks to justify Massachusetts Chapter 40B, of the Anti-Snob Zoning Act
which allows developers to obtain state permits to override local zoning regulations if less
than 10% of a community’s housing stock is defined as affordable. Iwould suggest that the
Massachusetts Act is similar to the Affordable Housing Planning and Appeal Act which
went into effect in Illinois on January 1, 2004. The Illinois Municipal League went to great
lengths to draft model ordinances to comply with the Act yet still protect local zoning rights.
I would certainly guard Downers Grove against using this MIT Study as the basis for zoning
decisions. This truly is Pandora’s Box and could have much deeper implications.

Contrary to Staff’s statement that this study is relevant to the petitioner’s request, I believe
the opposite is true. Staff indicates that the densities of the study areas and the petitioner’s
proposal are similar. That may be correct. What staff fails to indicate is that the housing
stock is very dissimilar. The MIT impact and control areas studied are comprised of
housing stock constructed, on average, in the 1950’s with median values of $200,000.
Additionally, 20% of the housing stock used in most of the examples was from homes built
prior to 1920; that data was omitted from the case study. What I am trying to represent
without boring you too much is that the housing cited in the MIT study is certainly not
comparable to the adjacent housing stock in the Downers Grove situation. Perhaps
multifamily dwelling does not have an impact on homes that are over 60 years old. Does the
same apply to homes that are 10 years old with triple or quadruple the value?

I would also like to comment on the density issue in general. I do not have access to the
specific numbers, but I suspect the density of Fairview Village has already increased
dramatically as a result of their previous approval to expand the apartment dwellings on the
cast side of Fairview Avenue. While we adjacent residents aren’t thrilled with the prospect
of these buildings as close to Fairview as they will be, we haven’t been overly vocal in
opposition. I contend that even that expansion will have an impact on our neighborhood.
Yet, it is more palatable as it is contained to the east side of Fairview Avenue. I would ask



that the Plan Commission consider that the Village has already permitted a massive
expansion of Fairview Village and not permit the continued expansion into our
neighborhood.

Finally, I do not have a degree in Urban Planning and I don’t pretend to be an expert in this
area. Yet, even I can tell that the MIT study is being cited to lend credibility to this issue. I
assert that we should not get too caught up in the credentials of MIT but rather we should
Judge this petition for rezoning on its own merits, and based on the information provided by
residents tonight, I request the Plan Commission reject Fairview Ministries Petition.
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Downers Grove 2008 Zoning Map Zoning Map submitted by Petitioner
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September 8, 2008
Letter to Downers Grove Plan Commission

by the petitioner. I believe these maps tell two very different stories. Without the
underlying Westmont zoning, it would be very difficult to characterize the proposed
rezoning of Lynn Gremer Ct. as consistent with multifamily developments along Fairview
Avenue in Downers Grove. Furthermore, I find it disconcerting that zoning decisions made
in Westmont would be a primary basis for the Village of Downers Grove to ignore its own
Future LLand Use Plan.

Additionally, the multifamily characterization is not consistent with history; most of the
multifamily property was re-zoned in the past few years. Prior to the rezoning of the 6308-
6316 Fairview property, the only multifamily zoning in this area was Fairview Village and
the Apartment complex on 65™ Street; both of which are on the east side of Fairview. This
goes to point that within a few short years this area, which was overwhelmingly single
family a decade ago, could even begin to be recharacterized as consistent with multifamily.

For comparative proposes, I have also attached a copy of the Future Land Use Map covering
the same area as the zoning maps above. I am certain you are all well aware of this
document, but I think it is important to point out that no new multifamily uses are defined in
this area. In fact, even the existing multifamily at 6308-6316 Fairview was not the intended
land use. While that rezoning was the result of compromise with the residents, I question if
it should be used as a justification for this proposal’s disregard of the current Future Land

Use Plan.
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September 8, 2008
Letter to Downers Grove Plan Commission

I'would also like to raise concern over the fact that the Commission is considering rezoning
a property which was just rezoned four years ago. I believe we can all agree that rezoning is
a serious matter which should not be taken lightly. State Statue and Village Code allow
rezoning because, from time to time, rezoning is appropriate and required. Few properties in
a municipality ever change from their initial zoning; fewer still are rezoned multiple times. 1
believe we would be hard pressed to find an example of a parcel moving from R-1 to R-3 to
R-5 in the course of four years. This flies in the face of conventional land use planning and
zoning principles. [ am concerned about the message we may be sending by agreeing to
rezone a property which was rezoned so recently. What this says to me is that the Village is
flippant about zoning and is willing to work well outside the boundaries of the Future Land
Use Plan. I am certain that this is not the message the Village Board and Plan Commission
intend to convey. At best I would hope the Village is not setting precedent for future
multifamily use on the west side of Fairview.

With that in mind [ ask you to view one final map. This map shows the property owned by
Fairview Ministries. The petitioner has already stated on the record that they would be
interested in seeking expansion of their campus to the west side of Fairview, the hashed
area. I believe their ownership of the shaded properties makes their intentions very clear.

If the Plan Commission accepts Staff’s assessment and recommendation of the current
proposal, it is safe to assume that this would only provide further support for future
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September 8, 2008
Letter to Downers Grove Plan Commission

multifamily development on the west side of Fairview. Given that, it would be difficult to
deny a petition for a multistory apartment complex presented by Fairview Ministries or any
other petitioner for the property at 6600 Fairview (Downers Grove Community Church).

This petition is not just about Lynn Gremer Court. As with any rezoning it is about all
future petitions, and the possible impacts on future development and redevelopment of the
community. [ask you to review the facts as I believe I have objectively presented them and
think of the long term implications of your decision. If you still believe this rezoning and
future rezoning to allow multifamily dwelling on the west side of Fairview is appropriate,
ask you whether this far reaching issue would better be considered at a land use hearing than
a Plan Commission rezoning hearing.

Thank you for your time and consideration.

Sincerely,

ey

6624 St. James Court
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