
          ITEM_______ 
VILLAGE OF DOWNERS GROVE 

REPORT FOR THE VILLAGE COUNCIL WORKSHOP 
JULY 28, 2009 AGENDA 

 
SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 
 
Extension of Special Uses - 5100 
Forest Avenue 

           Resolution 
        Ordinance    
           Motion 
           Discussion Only 

 
 
Tom Dabareiner, AICP 
Community Development Director 

 
SYNOPSIS 
An ordinance has been prepared to grant a two-year extension to Special Use Ordinance No. 4994 to permit: 

 Multiple-family residential within the DB Downtown Business zoning district at 5100 Forest 
Avenue; and 

 An outdoor seating area accessory to a restaurant within the DB Downtown Business zoning district 
at 5100 Forest Avenue. 

 
STRATEGIC PLAN ALIGNMENT 
The Five Year Plan and Goals for 2008-2013 identified an Authentic Downtown – The Heart of our 
Community.  An associated objective is More People Attracted to Downtown.   
 
FISCAL IMPACT 
N/A. 
 
RECOMMENDATION 
Approval on the August 18, 2009 active agenda. 
 
BACKGROUND 
On September 2, 2008, the Village Council approved two Special Uses for the construction of a six-story 
mixed-use commercial and multiple-family residential development at 5100 Forest Avenue.  The property is 
located at the northwest corner of Forest and Gilbert Avenues and is zoned DB Downtown Business.  The 
approved Special Use ordinance allowed: 1) multiple-family residential within the DB Downtown Business 
zoning district at 5100 Forest Avenue; and 2) an outdoor seating area accessory to a restaurant within the 
DB Downtown Business zoning district at 5100 Forest Avenue. 
 
Section 28.1904 of the Zoning Ordinance identifies specific time limitations with respect to Special Use 
approvals.  Specifically, Special Uses are valid for a period of one year from the date of the adoption of the 
ordinance unless a construction schedule is submitted to the Village or construction is diligently pursued.  
Extensions may be granted at the sole discretion of the Village Council for an additional period of one to 
two years.   
 
On July 10, 2009, the petitioner requested the Village Council grant a two-year extension of each of the 
Special Uses associated with this development.  Due to the limited availability of financing and the slow 
down of the residential market, the petitioner is proposing to postpone the start of construction to the spring 
of 2011.    



 
Staff Analysis 
Staff recognizes the current economic hardships and the limitations it places on developments of this size.  
Staff believes the project can be a vital component of a successful downtown in the future.  Given the 
current economic situation and the amount of time necessary to start construction, staff believes a two-year 
extension to September 2, 2011 is warranted.   
 
ATTACHMENTS 
Petitioner’s request letter dated July 10, 2009 
Ordinance No. 4994 
Manager Memo with attachments dated August 26, 2008 
Staff Report with attachments dated August 4, 2008 
Minutes of the Plan Commission Hearing dated August 4, 2008 



ORDINANCE NO. _____

AN ORDINANCE AUTHORIZING THE EXTENSION OF A SPECIAL USE FOR
5100 FOREST AVENUE TO SEPTEMBER 1, 2011

WHEREAS, on September 2, 2008, the Village of Downers Grove has previously
approved Ordinance No. 4994 entitled “An Ordinance Authorizing Special Uses for 5100 Forest
Avenue to Permit Construction of a Multiple-Family Residential Dwelling in the Downtown
Business District and Permit Outdoor Seating Accessory to a Restaurant”; and

WHEREAS, pursuant to the Downers Grove Zoning Ordinance, Section 28-1904(b),
"Prior to or subsequent to the expiration of the approved time period for construction of a Special
Use, or any extension thereof, the petitioner may request in writing that the time for
commencement of such construction be extended for a period of one to two years.  Such
extensions shall be granted at the sole discretion of the Village Council for an additional period
or periods of one to two years each”; and

WHEREAS, the owner of the Property has made a timely request for an extension of the
improvements authorized under Ordinance No. 4994; and

WHEREAS, the Village Council has considered such request and has determined that it
is in the best interest of the Village of Downers Grove to extend the Special Use approval as
requested.

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

SECTION 1.  That the amended Special Use approval as set forth in Ordinance No. 4994,
permitting construction fo a multiple-family residential dwelling in the Downtown Business
District and permit outdoor seating accessory to a restaurant for 5100 Forest Avenue, is hereby
extended to September 1, 2011.

SECTION 2.  That this ordinance shall be in full force an effect from and after its
adoption in the manner provided by law.

                                                                                    
Mayor

Passed:
Published:
Attest:                                      

Village Clerk
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District and outdoor seating 
accessory to a restaurant 

 
 
Stan Popovich, AICP 
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REQUEST 
The petitioner is requesting approval of two Special Uses; 1) a multiple-family residential development in the 
Downtown Business District and 2) outdoor seating accessory to a restaurant in the Downtown Business District.   

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

OWNER/APPLICANT: Downers Grove Village Square LLC 
 16 W 343 83rd Street 
 Burr Ridge, IL 60527 
  

PROPERTY INFORMATION 
 

EXISTING ZONING: DB, Downtown Business 
EXISTING LAND USE: Vacant Bank Building 
PROPERTY SIZE: 49,285 square feet (1.13 acres) 
PINS:   09-08-126-005 

 
SURROUNDING ZONING AND LAND USES 

  ZONING    FUTURE LAND USE 
NORTH: BNSF Right-of-Way N/A 
SOUTH: DB, Downtown Business  Commercial 
 DT, Downtown Transition  Commercial 
EAST: DB, Downtown Business  Commercial 
WEST: DT, Downtown Transition  Residential, 25-60 DU/Acre 

 
ANALYSIS 

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

1. Application/Petition for Public Hearing 
2. Project Summary 
3. Plat of Survey 
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4. Preliminary Architectural Plans 
5. Preliminary Engineering Plans 
6. Preliminary Landscape Plan 

 
PROJECT DESCRIPTION 
The petitioner is requesting Special Use approval to 1) construct multiple-family dwelling units in the 
Downtown Business Zoning District and 2) for outdoor seating accessory to a proposed restaurant at 5100 
Forest Avenue.  The property is located at the northwest corner of Forest and Gilbert Avenues and is 
zoned DB, Downtown Business.  The site is 49,285 square feet with 245 feet of frontage along Forest 
Avenue and 175 feet of frontage along Gilbert Avenue.  A vacant 11,000 square foot bank building with a 
drive-through canopy is currently located on the southern half of the parcel. The northern half of the 
parcel is a parking lot. 
 
The petitioner is proposing to construct a six-story mixed-use development.  The building would have one 
floor of commercial uses with five condominium floors above.  A one-story underground parking garage 
would be constructed for the condominiums while at-grade parking would be provided for the retail 
spaces.  
 
The six-story L-shaped building will be located in the southwest corner of the property and will stretch 
120 feet along the south property line and 200 feet along the west property line.  The 70-foot tall building 
will have 12,515 square feet of commercial space on the first floor including a proposed restaurant in 
retail space one.  An outdoor seating area is proposed in the garden terrace.  The remaining five floors 
will include 60 residential units ranging from one bedroom units to units with two bedrooms and a den.  
The second and third floors have 19,080 square feet of residential space while floors four through six 
have 19,185 square feet.  The exterior of the building will be clad in brick, renaissance stone, and stucco.   
 
Due to the site’s grade changes, the first floor will be three-and-a-half feet above grade along the southern 
property line.  A retaining wall will run from the garage entrance on Gilbert Avenue to the at-grade 
parking lot entrance on Forest Avenue.  The retaining wall will form a terraced garden area and become 
shorter as it reaches the at-grade parking lot entrance.   
 
The L-shaped building is on top of only a portion of the square-shaped parking garage located below.  
The garage is approximately 165 feet wide along the south property line and 200 feet long along the west 
property line.  Access to the underground parking garage is at the western edge of the building’s south 
façade.  The parking garage provides the required 84 parking spaces for the 60 residential units.  
Although the Zoning Ordinance does not require parking for commercial uses in the DB district, a 42-car 
surface parking lot is provided.   
 
At the northwest corner of the property, the petitioner is proposing a vehicular and pedestrian connection 
to the Village’s Commuter Parking Lot D, 1122 Gilbert Avenue, located immediately west of the subject 
property.  Commuter Lot D is owned by Immanuel Residences with the Village holding a lease agreement 
for the parking lot and access drive to Gilbert Avenue.  As part of this agreement, the Village has control 
of the parking and access drive.  To ensure the access is acceptable to Immanuel Residences, the 
petitioner shall obtain a written agreement with Immanuel Residences to allow the access. 
 
As designed, the access point will remove two existing handicap parking spaces in Commuter Lot D.  
These two handicap parking spaces are proposed to be relocated onto 5100 Forest Avenue.  The petitioner 
shall work with Immanuel Residences to determine if these four handicap parking spaces are used by their 
residents.  If this is the case, the handicap spaces should be relocated to within the existing Commuter Lot 
D.  The resulting loss of four regular parking spaces would then be provided for at 5100 Forest Avenue.  
Regardless of which spaces are relocated to 5100 Forest, they shall be located immediately east of the 
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proposed dumpster location, be dedicated to commuters with Lot D permits between the hours of 5 AM 
and 12 Noon, and be clearly signed.  If in the future the dedicated commuter parking hours are modified, 
the relocated spaces at 5100 Forest shall also be modified.   
 
Commonwealth Edison has a ten-foot utility easement which runs the length of the property along the 
west property line.  Two existing Commonwealth Edison transformers at the southwest corner of the 
property will remain.  The petitioner is proposing to encroach into this easement with residential 
balconies on floors two through six, access stairs to the parking garage, steps and ramps, stormwater 
utility structures, and a dumpster enclosure.  Prior to the issuance of any site development permits, the 
petitioners shall submit to the Village a written agreement from Commonwealth Edison permitting 
encroachment into the easement.    
 
The proposal complies with the Zoning Ordinance as outlined in the table below: 
Zoning Requirements Required Provided

East Setback (Forest Ave / Front) None 49'
South Setback (Gilbert Ave / Front) None 4'
West Setback (Side) None 10'
North Setback (Rear) None 50'
Building Height 70' 70'
Parking for Residential Uses 84 84
Minimum Lot Area 800 sf / dwelling unit 821 sf / dwelling unit  
 
COMPLIANCE WITH FUTURE LAND USE PLAN 
The Future Land Use Plan designates the site as Commercial.   The Future Land Use Plan identifies the 
parcel to the west to be residential with a density of 25-60 dwelling units per acre.  As proposed, the 
residential component of the proposal is for 60 dwelling units per acre.  Staff believes the proposed 
mixed-use commercial and residential development is consistent with the intent of the Future Land Use 
Plan.   
 
COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned DB, Downtown Business.  The proposed commercial use is a permitted use in the 
DB district.  The multiple-family residential and outdoor seating accessory to a restaurant are allowable 
Special Uses in the DB district.  Staff believes the Special Uses are consistent with the goals of the 
Zoning Ordinance and meets the standards for Special Use approval as noted below in Findings of Fact.  
The site plan meets all zoning requirements including setbacks, building height, parking, and minimum 
lot areas.      
 
COMPLIANCE WITH SUBDIVISION ORDINANCE 
The Subdivision Ordinance establishes the schedule of School and Park District donations to offset the 
impact of new residential units. The proposed development will include 60 new condominiums.  Based 
upon the number of units and the number of bedrooms, the total donation is $125,768.55 ($92,986.70 to 
the Park District, $23,599.00 to Elementary School District 58, and $9,187.85 to High School District 
99).  Payment of these donations must be made to the Village prior to the issuance of any demolition or 
site development permits.  
 
ENGINEERING/PUBLIC IMPROVEMENTS 
The existing site access points will remain in their current location. The Gilbert Park curb cut will be 
improved to provide access to the underground parking garage and loading area.  The petitioner is 
proposing a vehicular and pedestrian connection between the subject property and the Village’s 



PC-23-08, 5100 Forest Avenue  Page 4 
August 4, 2008 

Commuter Parking Lot D.  The access will require the relocation of two handicap parking spaces as noted 
above. 
 
A new water service and sanitary sewer service will be installed along Gilbert Avenue.  The Downers 
Grove Sanitary District has provided conceptual approval of the development.  Stormwater detention will 
be provided in underground vaults along the northern property line.  A Plat of Easement shall be provided 
over all the stormwater detention facilities and piping.  The development will be required to meet the 
Village’s Stormwater Management Ordinance. 
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division of the Fire Department has reviewed the proposed plans.  Access to the 
interior of the site is provided through the Forest Avenue curb cut and allows for equipment access 
around the entire building.  Because the site entrance and the majority of the site circulation is located 
above the parking garage, the garage shall be designed by a licensed structural engineer to support the 
Village’s heaviest equipment. A 20-foot wide fire lane shall be dedicated throughout the site to ensure 
adequate space for fire fighting apparatus.  Additionally, the building will be required to meet all fire and 
building codes. 
 
NEIGHBORHOOD COMMENT 
Staff has spoken to one interested individual regarding this proposal.  The staff explained the project and 
the individual expressed no concerns.  Staff has not received any other verbal or written neighborhood 
comment regarding the proposal at this time. 
 
FINDINGS OF FACT 
Staff believes the standards for a Special Use, as shown below, have been met.  The proposed mixed-use 
development is desirable to provide additional residential and outdoor dining opportunities within the 
downtown area.  The residential uses and outdoor seating area will contribute to the welfare of the 
downtown area.  The Special Uses will not be detrimental to the general welfare and will not impair 
property values.  The proposed uses comply with the regulations for the DB, Downtown Business District 
as identified in Section 28.610 of the Zoning Ordinance.  Both requested Special Uses are listed as 
allowable Special Uses in Section 28.610(d) of the Zoning Ordinance.    
 
Section 28.1902 Standards for Approval of Special Uses 
The Village Council may authorize a special use by ordinance provided that the proposed Special Use is 
consistent and in substantial compliance with all Village Council policies and land use plans, including but 
not limited to the Comprehensive Plan, the Future Land Use Plan and Master Plans and the evidence 
presented is such as to establish the following: 
 
(a) That the proposed use at that particular location requested is necessary or desirable to provide a service 

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

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

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

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

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

1. The Special Uses shall substantially conform to the preliminary architecture plans prepared by 
Group A Architects, Ltd. dated June 9, 2008; the preliminary engineering plans prepared by 
Manhard Consulting, Ltd. dated June 6, 2008 and revised on July 18, 2008; the preliminary 
landscape plans prepared by Wingren Landscape dated April 18, 2008 and revised on May 27, 
2008; and the preliminary exterior lighting plan prepared by U.S. Architectural Lighting dated 
June 4, 2008, except as such plans may be modified to conform to Village Codes and Ordinances. 

2. A description of best management practices that are incorporated into the site design and how 
they will function shall be prepared and submitted.  The applicable design criteria such as soil 
type, vegetation, and land cover conditions draining to the best management practice along with 
appropriate calculations shall be included.   

3. 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. 

4. The proposed building shall have a manual and automatic detection system installed throughout 
in a manner acceptable to the Village.  All areas of the building shall be protected.   

5. The proposed building shall have a complete automatic sprinkler system installed throughout in a 
manner acceptable to the Village.  All areas of the building shall be protected. 

6. A minimum 20 foot fire lane shall be provided adjacent to the building.  The fire lane locations 
shall be approved by the Village. 

7. The parking garage shall be designed in a manner to support the weight of the Village’s 
emergency vehicles.  The deck shall be designed, stamped and sealed by a registered structural 
engineer. 

8. All proposed commercial signage shall comply with the Village’s Sign Ordinance. 
9. Prior to the issuance of any building permits, the petitioner shall submit material samples of the 

proposed exterior building materials and retaining walls for review by the Department of 
Community Development. 

10. Prior to the issuance of any demolition or site development permits, the petitioner shall pay to the 
Village a total of $125,768.55 as school and park donations ($92,981.70 to the Park District, 
$23,599.00 to Elementary School District 58, and $9,187.85 to High School District 99) subject 
to verification by the Department of Community Development.   

11. Prior to the issuance of any demolition or site development permits, the petitioner shall provide 
the Village with an easement encroachment license from Commonwealth Edison to locate 
balconies, ramps and steps, dumpster and enclosure, storm sewer structures and other incidental 
items within the Commonwealth Edison ten-foot utility easement which runs the length of the 
western property line. 

12. Prior to the issuance of any demolition or site development permits, the petitioner shall enter into 
an agreement with the Village for easement access to Commuter Parking Lot D. 

13. Prior to the issuance of any demolition or site development permits, the petitioner shall enter into 
an agreement with Immanuel Residences for easement access to Commuter Parking Lot D.  
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Staff Report Approved By: 
 

 

___________________________ 
Tom Dabareiner, AICP 
Director of Community Development  
 
TD:sp 
-att 
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VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION MEETING AUGUST 4, 2008, 7:00 P.M. 

 
 
FILE NO. PC-23-08  A petition seeking approval for Special Uses for a Mixed Use Retail and 
Residential Condominium Building for the property located at the Northwest corner of Forest & 
Gilbert Avenues, commonly known as 5100 Forest Avenue, Downers Grove, IL (PIN 09-08-126-
005); Downers Grove Village Square, LLC, Petitioner/Owner 
 
Chairman Jirik swore in those individuals who would be speaking on File No. PC-23-08. 
 
Stan Popovich, Village Planner, discussed that the petitioner is requesting a Special Use to construct 
a multiple-family residential development in the Downtown Business Zoning District as well as a 
Special Use for an outdoor seating accessory to a proposed restaurant at 5100 Forest Avenue.  The 
49,285 square foot property is located at the northwest corner of Forest and Gilbert Avenues and is 
the former TCF bank site.  The petitioner is proposing to construct a six-story, mixed-use 
development with the first floor as commercial, the remaining five floors as residential, and the 
lower level as a one-story underground parking garage (84 parking spaces) strictly for the residents.  
The garage access is off Gilbert Avenue and an existing curb cut on Gilbert will be improved to 
provide access to parking and the loading zone.  The at-grade parking lot with 42 parking spaces 
will be accessible along Forest Avenue. 
 
The 70-foot tall building, which meets the zoning height requirement for the DB District, will have 
12,515 square feet of commercial space on the first floor and 60 condominium units ranging from 
one- bedroom units to units with two bedrooms and a den on floors two through six.  The outdoor 
seating area was also noted.  Due to the site’s grade changes, a portion of the first floor parking 
garage will be seen above grade from the Gilbert Avenue site and the west property line.  The 
petitioner is also proposing a vehicular and pedestrian connection to Commuter Parking Lot D 
located at the northwest corner of the site.  Currently, Lot D is owned by Immanuel Residences with 
the Village holding a lease agreement for the parking lot until 2087.  As part of the agreement, two 
of the four existing handicap parking spaces in Lot D will have to be relocated within Lot D or 
adjacent to the proposed dumpster onto 5100 Forest Avenue.  The Village will not allow any 
reduction in spaces in the parking lot due to parking space requirements and the number of parking 
permits that can be sold.  The petitioner has agreed to it.   
 
Per staff, a ComEd ten-foot utility easement runs along the west property line, and two transformers 
exist at the southwest corner of the site.  The petitioner is proposing to encroach into the ten-foot 
easement with residential balconies on floors two through six, access stairs to the parking garage, 
steps and ramps, stormwater facility structures and a dumpster enclosure.  Staff is requiring that a 
written agreement from the petitioner with ComEd be submitted to the Village permitting the 
encroachment into the easement prior to receiving any site development permits.   
 
Mr. Popovich stated the proposal meets the Village’s bulk requirements.  The Special Use is 
consistent with the goals of the Zoning Ordinance and is consistent with the intent of the Future 
Land Use Plan.  School and park donations were referenced in staff’s report.  A new water service 
and sanitary sewer service will be provided to the site, and the Downers Grove Sanitary District has 
provided conceptual approval of the development.  Stormwater detention is to be provided in 
underground vaults along the northern property line.  A Plat of Easement shall be provided over all 
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stormwater detention facilities and piping.  The Fire Prevention Division of the Fire Department 
reviewed the proposed plans and was supportive of the overall access to the site.  Since the site 
access is primarily located above the parking garage, staff is requiring that the garage be designed 
by a licensed structural engineer to support the weight of the Village’s fire trucks.  
 
Staff did speak to one neighbor regarding the proposal who had no concerns.  Another neighbor had 
questions about available commercial and residential parking on the site. Staff has not received any 
other verbal or written neighborhood comment regarding the proposal at this time. 
 
Staff believes the standards for a Special Use have been met, the proposed mixed-use development 
is desirable and both Special Uses will not be detrimental to the public’s general welfare and will 
not be detrimental to property values.  Renderings of the building elevations followed.   
 
To Mr. Matejczyk’s question, staff confirmed the underground water storage will not encroach upon 
the ComEd easement but possibly four floors of balconies will encroach.  Asked what recourse the 
Village has if the project does not get underway, Mr. Popovich explained the Village requires a 
bond to be posted to complete certain improvements in order to take the site back to normal grade.  
A stormwater bond is also issued.  A model of the project was provided to correspond with the 
renderings in the packets. 
 
Petitioner, Mr. Robert Kirk, President of Group A Architects, 415 W. Golf Road, Arlington Heights 
and the architect for the development, provided a slide overview of the project specifically focusing 
on the site and its ability to lend itself to both access to upper and lower levels.   In particular, he 
pointed out that from the corner of Forest and Gilbert land increases in height heading toward the 
Metra tracks, which allows for the upper parking deck while at the opposite end, the grade lowers, 
allowing for an outdoor seating area.  Regarding access to the parking lot, some stairs and access 
along the building will be created to allow commuters to walk across the site to the train. 
 
First floor retail is planned and would be recessed five feet back to allow for a canopy for 
pedestrians.  The main entrance will be recessed and covered.  The bulk of the building will be 
away from the noise of the train.  The average unit price will start at $300,000 with the largest unit 
at $650,000.   The lower level parking garage was reviewed noting the storage areas and the 
location of two elevators.  Building materials will include traditional features with cleaner details.  
 
Mr. Kirk described the development as “cutting edge” because it will be the first project using 
sustainable materials, local materials and local contractors throughout the building process.  A 
LEED certification for the development is being pursued. Mr. Kirk discussed the fact that the 
building will be created using a pre-engineered steel structural system with poured 9-inch concrete 
floors.  A similar project is being done in Evanston, Illinois.   
 
Regarding discussions with ComEd about the easement issue, Mr. Kirk indicated discussions have 
not yet taken place.  However, the balconies, which start on the second floor, are 16 feet above the 
easement.  If necessary, modifications to them could take place. 
 
Mr. Peter Burdi, 431 S. Dearborn, Chicago, Illinois, on behalf of Downers Grove Village Square, 
LLC and petitioner for the project, stated he was one of the purchasers of the former TCF Bank and 
joined Harry Liesenfelt in this joint venture project.  A similar project was selling units in 
downtown Riverside, Illinois.  Regarding the earlier concerns about the project not getting 
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underway and standing vacant, Mr. Burdi stated construction would not begin until the construction 
loan is in place.  Per a question, he stated one parking space was allowed for each unit. However, 
owners would have an option to purchase another space. 
 
Per a question about windows, Mr. Kirk explained a new company named Alpin designs the 
windows per facade so that each window facade is slightly different to its exposure.  Loading on 
Gilbert Avenue was briefly discussed.  Building materials were available for viewing.   Discussion 
was raised about the condominium market and its saturation, wherein Mr. Burdi responded on the 
success of the Acadia project being on its last phase and given the current market condition, he 
believed there was a market for the condominiums and planned to break ground in early spring.   
 
Mr. Kirk expected project completion to be about 12 months at best, or 24 months at worst.  He 
estimated half the traffic lanes on Forest would be blocked during some construction.  No traffic 
plans were done to date, but he would put it into the plans to make it work.  Mr. Beggs inquired 
about the height of the building as compared to other buildings in the surrounding area and the 
proposed building’s affect on the building to the west.  Mr. Kirk stated the orientation of the 
Immanuel building is east/west and the proposed building will have minimal impact because the 
side, which has the least exposure, is facing the Immanuel building.  The distance between the two 
buildings will be about 60 to 65 feet.  The distance between buildings 1 and 2 at Acadia was 
probably 66 feet to 70 feet.   
 
As to traffic exiting onto local streets, Mr. Burdi did not believe there was any concern about 
commuter traffic exiting Gilbert Avenue currently and presumed the primary exit would be from 
Forest Avenue.   Mr. Beggs voiced concern about the amount of traffic turning west on Gilbert 
during construction and parked cars exiting.  Mr. Waechtler had a similar concern and suggested 
that the Village’s local traffic engineer review the issue, possibly removing the parking and opening 
up the lanes for traffic to pass.  Per Mr. Burdi, no traffic study was requested by staff.  Chairman 
Jirik suggested monitoring the situation first and be prepared to act if necessary.  Staff stated, 
however, as part of the petitioner’s development permits, the petitioner will be required to provide a 
parking plan during construction.  Staff would be monitoring the construction, which may include 
the removal of parking spaces for that purpose.  Mr. Waechtler thanked staff’s approach. 
 
As an aside, Mr. Beggs recommended the developer pay attention to water collection at a particular 
site, wherein staff stated preliminary site engineering was submitted by the petitioner and some 
fine-tuning was necessary, but staff was comfortable with the amount of detention being provided.  
 
Per an earlier concern, Mr. Burdi agreed that he and his partners did not want the project to fail.  He 
plans to have a trailer with the model in it to begin marketing units.  He believes after 20% to 30% 
of the units are sold, he will be able to get the financing.   
 
Chairman Jirik opened up the meeting to public comment.   
 
Ms. Rose Hudson, 5112 Forest Avenue, Downers Grove, stated she owns property across the street 
from the future development and thought the development was an asset.  However, her concerns 
included access for her customers; parking to accommodate the project and traffic safety at Forest 
and Gilbert with cars coming from the north to the south.  She voiced concerns about the additional 
traffic in the area with the new development, whether any utilities would be shut off and not having 
enough parking specifically for the restaurant portion.   
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Mr. Kirk stated 42 parking spaces were being added to the ground level parking while the zoning 
code required no parking spaces, which would allow relief.  Mr. Burdi, however, cautioned 
Ms. Hudson that while she had her customers, the proposed development also had its customers and 
tenants.   
 
Mr. Mark Thoman, 1109 61st Street, Downers Grove, inquired if any RDA (Redevelopment 
Agreement) was attached to the development, on behalf of the Village, and if any re-engineering of 
Forest would occur to allow for a left-turn lane, which could be by-passed in the right lane.  He 
suggested the Village might want to consider a Right Exit Only on Forest to eliminate the 
possibility of turning left without seeing on-coming traffic.  He inquired about the specific type of 
water detention being created.  However, he was encouraged by the development and the fact that a 
LEED certification was being pursued and could be an example for future developments.  He 
reminded the public that the project was on the outer edges of the downtown area, and he 
recommended support for the project.  
 
Mr. Jon Povlivka, 6016 Washington, Downers Grove, noted the Village should be making plans for 
construction parking.  In addition, consideration should take place to bury utility lines now versus 
later.  
 
Mr. Roger Crisman, 1140 Gilbert Avenue, Downers Grove, resides on the north side of Gilbert and 
voiced concern about pedestrian safety at the Forest/Gilbert intersection besides vehicular traffic.  
 
Hearing no further comments, Chairman Jirik closed the public comment portion of the meeting. 
 
In response to the above public comments, Mr. Kirk stated he was open to working with staff 
regarding the pedestrian traffic possibly finding a permanent solution such as a crosswalk or 
flashing light.  Utilities were already buried along the easement.  Mr. Popovich stated he believes no 
utility services would be shut off and understood only new services would be attached to the 
building.  With regard to developing a private/public partnership for the issue of safer pedestrian 
access during construction, Mr. Popovich stated he could work with the petitioner on the matter to 
discuss how the access could be addressed.  As to crosswalks, staff would have to speak with the 
Traffic Division of the Public Works Department.   
 
Chairman Jirik suggested that staff speak to Public Works sooner versus later.   
 
Per a resident’s earlier question, staff reported that pipes would be used for the water detention and 
no RDA, i.e., no Village financing, was involved with the project.   Staff added  during the 
construction/demolition phase of the project the petitioner will have to submit a fencing plan to the 
Village depicting where access points are located, delineating parking for construction vehicles, 
locating dumpsters, and notifying neighbors within 100 feet of the project, all prior to receiving any 
construction permit.  Due to the possible concerns of the neighbors, Chairman Jirik suggested the 
neighbors be made aware of the plans in order to be engaged in the process and suggested staff 
forward information to them on the correct process.   Mr. Popovich indicated if there were any 
compliance concerns, neighbors could contact the Village’s Community Development Department.  
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Because the site was affecting much of the area, Mr. Waechtler recommended that neighbor 
notification beyond 100 feet might be necessary.   A question followed regarding addressing 
parking issues for the library downtown.   
 
The petitioner had no further information to add nor a closing statement. 
 
Mr. Waechtler inquired as to how many retailers would be located in the building.  Mr. Burdi 
indicated that he would like a restaurant ideally, but possibly three or four retailers would exist.  
Mr. Matejczyk conveyed his support for the project and wished the petitioner well given the current 
economy.  Mr. Waechtler appreciated staff’s detailed notes and the petitioner’s professional 
presentation.  Chairman Jirik reminded the petitioner given the issues raised; communication with 
the neighbors should be strong.  Mr. Cozzo agreed the project met the standards for approval for the 
Special Use.  
 
WITH REGARD TO FILE NO. PC-23-08, MR. WAECHTLER MADE A MOTION THAT  
THE PLAN COMMISSION MAKE A POSITIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL REGARDING THIS PETITION, SUBJECT TO THE FOLLOWING 
CONDITIONS:  
 

1. THE SPECIAL USES SHALL SUBSTANTIALLY CONFORM TO THE 
PRELIMINARY ARCHITECTURE PLANS PREPARED BY GROUP A 
ARCHITECTS, LTD. DATED JUNE 9, 2008; THE PRELIMINARY ENGINEERING 
PLANS PREPARED BY MANHARD CONSULTING, LTD. DATED JUNE 6, 2008 
AND REVISED ON JULY 18, 2008; THE PRELIMINARY LANDSCAPE PLANS 
PREPARED BY WINGREN LANDSCAPE DATED APRIL 18, 2008 AND REVISED 
ON MAY 27, 2008; AND THE PRELIMINARY EXTERIOR LIGHTING PLAN 
PREPARED BY U.S. ARCHITECTURAL LIGHTING DATED JUNE 4, 2008, 
EXCEPT AS SUCH PLANS MAY BE MODIFIED TO CONFORM TO VILLAGE 
CODES AND ORDINANCES. 

2. A DESCRIPTION OF BEST MANAGEMENT PRACTICES THAT ARE 
INCORPORATED INTO THE SITE DESIGN AND HOW THEY WILL FUNCTION 
SHALL BE PREPARED AND SUBMITTED.  THE APPLICABLE DESIGN 
CRITERIA SUCH AS SOIL TYPE, VEGETATION, AND LAND COVER 
CONDITIONS DRAINING TO THE BEST MANAGEMENT PRACTICE ALONG 
WITH APPROPRIATE CALCULATIONS SHALL BE INCLUDED.   

3. 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. 

4. THE PROPOSED BUILDING SHALL HAVE A MANUAL AND AUTOMATIC 
DETECTION SYSTEM INSTALLED THROUGHOUT IN A MANNER 
ACCEPTABLE TO THE VILLAGE.  ALL AREAS OF THE BUILDING SHALL BE 
PROTECTED.   

5. THE PROPOSED BUILDING SHALL HAVE A COMPLETE AUTOMATIC 
SPRINKLER SYSTEM INSTALLED THROUGHOUT IN A MANNER 
ACCEPTABLE TO THE VILLAGE.  ALL AREAS OF THE BUILDING SHALL BE 
PROTECTED. 
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6. A MINIMUM 20 FOOT FIRE LANE SHALL BE PROVIDED ADJACENT TO THE 
BUILDING.  THE FIRE LANE LOCATIONS SHALL BE APPROVED BY THE 
VILLAGE. 

7. THE PARKING GARAGE SHALL BE DESIGNED IN A MANNER TO SUPPORT 
THE WEIGHT OF THE VILLAGE’S EMERGENCY VEHICLES.  THE DECK 
SHALL BE DESIGNED, STAMPED AND SEALED BY A REGISTERED 
STRUCTURAL ENGINEER. 

8. ALL PROPOSED COMMERCIAL SIGNAGE SHALL COMPLY WITH THE 
VILLAGE’S SIGN ORDINANCE. 

9. PRIOR TO THE ISSUANCE OF ANY BUILDING PERMITS, THE PETITIONER 
SHALL SUBMIT MATERIAL SAMPLES OF THE PROPOSED EXTERIOR 
BUILDING MATERIALS AND RETAINING WALLS FOR REVIEW BY THE 
DEPARTMENT OF COMMUNITY DEVELOPMENT. 

10. PRIOR TO THE ISSUANCE OF ANY DEMOLITION OR SITE DEVELOPMENT 
PERMITS, THE PETITIONER SHALL PAY TO THE VILLAGE A TOTAL OF 
$125,768.55 AS SCHOOL AND PARK DONATIONS ($92,981.70 TO THE PARK 
DISTRICT, $23,599.00 TO ELEMENTARY SCHOOL DISTRICT 58, AND $9,187.85 
TO HIGH SCHOOL DISTRICT 99) SUBJECT TO VERIFICATION BY THE 
DEPARTMENT OF COMMUNITY DEVELOPMENT.   

11. PRIOR TO THE ISSUANCE OF ANY DEMOLITION OR SITE DEVELOPMENT 
PERMITS, THE PETITIONER SHALL PROVIDE THE VILLAGE WITH AN 
EASEMENT ENCROACHMENT LICENSE FROM COMMONWEALTH EDISON 
TO LOCATE BALCONIES, RAMPS AND STEPS, DUMPSTER AND ENCLOSURE, 
STORM SEWER STRUCTURES AND OTHER INCIDENTAL ITEMS WITHIN 
THE COMMONWEALTH EDISON TEN-FOOT UTILITY EASEMENT WHICH 
RUNS THE LENGTH OF THE WESTERN PROPERTY LINE. 

12. PRIOR TO THE ISSUANCE OF ANY DEMOLITION OR SITE DEVELOPMENT 
PERMITS, THE PETITIONER SHALL ENTER INTO AN AGREEMENT WITH 
THE VILLAGE FOR EASEMENT ACCESS TO COMMUTER PARKING LOT D. 

13. PRIOR TO THE ISSUANCE OF ANY DEMOLITION OR SITE DEVELOPMENT 
PERMITS, THE PETITIONER SHALL ENTER INTO AN AGREEMENT WITH 
IMMANUEL RESIDENCES FOR EASEMENT ACCESS TO COMMUTER 
PARKING LOT D.  

 
MR. MATEJCZYK SECONDED THE MOTION.   
 
ROLL CALL: 
 
AYE:  MR. WAECHTLER, MR. MATEJCZYK, MR. BEGGS, MR. COZZO, CHAIRMAN 

JIRIK 
 
NAY: NONE 
 
MOTION CARRIED.  VOTE: 5-0 
 
Chairman Jirik confirmed the Commission’s next meeting was September 8, 2008.  Due to the 
potential length of the earlier continued petition, he suggested staff place the item on the September 
8 agenda and reserve any other petitions for a second September meeting date.    
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MR. COZZO MOVED TO ADJOURN THE MEETING.   MR. BEGGS SECONDED THE 
MOTION.  THE MEETING WAS ADJOURNED AT 9:17 P.M. 
  
/s/ Celeste K. Weilandt  
           Celeste K. Weilandt 
        (As transcribed by MP-3 audio) 
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