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SYNOPSIS 
An ordinance has been prepared designating Midwestern University’s Main Campus at 555 31st Street a 
Final Planned Development (PD #51) and permitting construction of an Auditorium and Classroom 
Building.   
 
STRATEGIC PLAN ALIGNMENT 
The Goals 2011 - 2018 identified Strong, Diverse Local Economy.   
 
FISCAL IMPACT 
N/A 
 
RECOMMENDATION 
Approval on the May 1, 2012 active agenda 
 
BACKGROUND 
Midwestern University is requesting two actions: 1) establishment of a Planned Development for 
their main campus and 2) approval of a new building that will contain an auditorium, classrooms and 
office space.  The University is located on approximately 105 acres of land on the south side of 31st 
Street. The site is zoned R-1 and has been used as a college campus since 1965. Currently, the 
campus includes instructional, academic, office and recreational uses, dormitories, numerous 
accessory parking areas including surface level parking and a five-story parking garage, as well as 
various stormwater detention facilities.  
 
In 2010, staff recommended Midwestern University seek establishment of a Planned Development 
for the campus on 31st Street.  Planned Developments act like zoning ordinances specific to a 
particular development.  Typically, developments that warrant Planned Development designation do 
not fit neatly within a community’s standard zoning districts, such as Midwestern University.  
Planned Developments are most commonly used for large-scale developments with unique users like 
universities and hospitals.  Also, Planned Developments are helpful on properties with diverse uses.  
The designation provides the University, its neighbors and the Village clearly defined and 
predictable parameters for future development of the campus.  In turn, the Planned Development 
agreement provides the university with the ability to seek administrative approvals for new buildings 
once they are identified on the Campus Master Plan and assuming they meet all the parameters of 
the Planned Development ordinance.  This allowance would permit the University to respond faster 
to the needs of its growing population of students, faculty and staff.  As such, Midwestern University 
is seeking creation of a Planned Development for the campus at 555 31st Street. 
 



The proposed Planned Development for Midwestern University has four major components: 1) 
establishes minimum setback requirements; 2) establishes permanent open spaces; 3) establishes 
maximum building heights; and, 4) identifies major and minor developments.  Major developments 
require Plan Commission and Village Council approval while minor developments may be approved 
by Village staff. 
   
As part of this request, Midwestern University is also proposing to construct a 66-foot tall, 114,300 
square foot Auditorium and Classroom Building.  The proposed building would be located in 
campus’ core, immediately east of the existing parking garage. Prabhu Hall was formerly located on 
the proposed site. The size of the auditorium is designed to be flexible. The space can be used as one 
large room, with seating for up to 2,500 people, or five smaller lecture halls. The taller, eastern 
portion of the building includes a lobby for the auditorium, classrooms, administrative offices and 
ancillary spaces. 

 
The bulk characteristics of the Planned Development and proposed Auditorium and Classroom 
Building are described in the tables below: 
 
Table 1: Planned Development Setback and Height Requirements 

35-foot tall building* Existing R1 zoning Proposed Planned Development
North Setback (Front) 40 ft 40 ft
East Setback (Side) 10 ft 40 ft
South Setback (Rear) 20 ft 40 ft
West Setback (Side) 10 ft (north section)

10 ft (parking garage location)
100 ft (conservation easement)

40 ft (north section)
29 ft (parking garage location)
100 ft (conservation easement)

100-foot tall building
Existing R1 zoning (w/ Planned 

Development) Proposed Planned Development
North Setback (Front) 170 ft 200 ft
East Setback (Side) 140 ft 200 ft
South Setback (Rear) 150 ft 200 ft
West Setback (Side) 140 ft (north & middle section)

100 ft (conservation easement)
200 ft (north & middle section)
300 ft (conservation easement)  

* = Building height may increase if setback increases provided height does not exceed maximum height identified 
for the specific area on the Planned Development Campus Master Plan 

 
 



Table 2: Auditorium and Classroom Building 
Midwestern University
Auditorium & Classroom 
Building

Maximum/Minimum Allowed Proposed

Front Setback - North 200 ft 340 ft
Side Setback - East 200 ft 1,260 ft
Side Setback - West 200 ft 193 ft
Rear Setback - South 200 ft 1,450 ft
Height - Auditorium 35 ft 33 ft
Height - Classrooms/Offices 100 ft 66 ft
Lot Coverage 25% 11%
Floor Area Ratio (FAR) 0.60 0.23
Open Space 30% (1,377,184 sq ft) 76% (3,509,228 sq. ft.)
Parking 1,783 2,753  
 
The Comprehensive Plan designates the property as Institutional/Public.  This designation includes 
government facilities, community service providers and schools, including universities. The proposal 
is consistent with the Comprehensive Plan. 
 
Midwestern University provided the Village with a traffic study that indicates the university 
anticipates a small growth in the traffic from the campus in the next three years.   Even with this 
increase, the current entrance on 31st Street will operate at an acceptable level of service.  Only one 
movement from the site (northbound left to westbound 31st Street) will operate at an unacceptable 
level of service. The study also indicates the entrance meets warrants for a traffic signal.  A traffic 
signal would improve the safety and levels of service at the intersection as the campus continues to 
develop.  Midwestern University is currently working with DuPage County Department of 
Transportation to install a traffic signal at their entrance.  Preliminary intersection designs were 
reviewed by the County in November and December 2011.  The design is being modified per the 
County’s comments.   
 
The existing utilities servicing the campus are sufficient for the current buildings and the proposed 
Auditorium and Classroom Building.  No off-site improvements are proposed or necessary. 
Stormwater detention would be provided in the new underground basin that is under the Basic 
Science Building.  
 
The Forest Preserve District of DuPage County and the Downers Grove Park District reviewed the 
proposed development and did not object.  Neither organization requested modifications for the 
proposed development. 
 
The Plan Commission considered the petition at their March 28, 2012 meeting.  One resident spoke 
in favor of the request.  The Plan Commission found the proposal met the standards of approval for a 
final planned development amendment per Section 28.1607 of the Zoning Ordinance and 
unanimously recommended approval. Staff concurs with the Plan Commission’s recommendation.   
 
ATTACHMENTS 
Aerial Map 
Ordinance 
Staff Report with attachments dated March 26, 2012 
Draft Minutes of the Plan Commission Hearing dated March 26, 2012 



PD #51-MidwesternU
PC 11-12

ORDINANCE NO. ________

AN ORDINANCE AMENDING THE COMPREHENSIVE ZONING
ORDINANCE OF THE VILLAGE OF DOWNERS GROVE, ILLINOIS

TO DESIGNATE THE SOUTH SIDE OF 31ST STREET APPROXIMATELY 1,281 
FEET WEST OF MEYERS ROAD PLANNED DEVELOPMENT #51 AND

AUTHORIZING AN AUDITORIUM AND OFFICE BUILDING

WHEREAS, the owner(s) of the property located on the south side of 31st Street, approximately
1,281 feet West of Meyers Road, Downers Grove, IL (PINs 06-32-200-015, 06-32-400-026); (hereinafter
referred to as the "Property" and legally described below) have requested that such real estate be
designated as a Planned Development to be known as “Midwestern University Planned Development
#51" pursuant to the provisions of the Comprehensive Zoning Ordinance of the Village of Downers
Grove, as set forth in Chapter 28 of the Downers Grove Municipal Code (hereinafter referred to as the
"Zoning Ordinance"); and

WHEREAS, the owner(s) have also filed a written petition with the Village conforming to the
requirements of the Comprehensive Zoning Ordinance and requesting approval of Midwestern University
Auditorium and Office Building Development site plans for construction of a 66-foot tall 114,300 square
foot auditorium and classroom building uses as provided under the Comprehensive Zoning Ordinance;
and,

WHEREAS, the Property is zoned R-1, Single Family Residence under the Downers Grove
Zoning Ordinance; and,

WHEREAS, the Plan Commission of the Village of Downers Grove has given the required
public notice and has conducted a public hearing on March 26, 2012 respecting a final plan for the
Midwestern University Planned Development #51 on the Property in accordance with the statutes of the
State of Illinois and the ordinances of the Village of Downers Grove and has reported its findings and
recommendations to the Village Council of the Village of Downers Grove pursuant to the provisions of
the Zoning Ordinance; and,

WHEREAS, the Plan Commission recommended that the Property be designated as a Planned
Development and authorizing an exceptional use with variations, with approval of the Midwestern
University Auditorium planned development plans as the documents submitted are consistent with the
requirements of the Comprehensive Zoning Ordinance and the character of the planned development; and

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

SECTION 1.  That the provisions of the preamble are incorporated into this ordinance.

SECTION 2. The following documents are attached hereto and incorporated herein by reference
as a part of this ordinance as Group Exhibit A, and are hereafter collectively referred to as the
"Midwestern University Auditorium and Office Building planned development plans", all of which are
incorporated by reference:

1. The Final Planned Development shall substantially conform to the staff report dated March 26, 2012



and with campus master site plan as prepared by DWL Architects & Planners, Inc. dated January 25, 2012
except such plans may be modified to conform to Village Codes and Ordinances. 

2. Minor developments that require administrative approval only:
a. Proposed development on approved building pads identified in the Planned Development

Campus Master Plan where the overall building height is no more than 50 feet.
b. Changes to square footage of pre-approved building pads provided the overall development

Floor Area Ratio (FAR) and bulk requirements are met as identified in the Planned
Development Campus Master Plan. 

c. Additions to existing building that meet setback and height restrictions as identified by the
Planned Development Campus Master Plan

d. Demolition of existing buildings.
e. Removal and/or expansion of existing surface parking lots which meet setback and height

restrictions as identified by the Planned Development Campus Master Plan.

3. Major development that would require Plan Commission review and Village Council approval:
a. Proposed development on approved building pads identified in the Planned Development

Campus Master Plan or building additions where height is over 50 feet.
b. Proposed development on building pads not identified on the Planned Development Campus

Master Plan.
c. Proposed development on areas identified as permanent open green space. 
d. Proposed development within special management areas including floodways, flood plains,

wetlands and Localized Poor Drainage Areas.
e. Proposed development that does not meet the setback, height or other bulk restrictions

identified on the Planned Development Campus Master Plan.
f. Any proposed development deemed by the Community Development Director that does not

meet the spirit and intent of the Planned Development Campus Master Plan.

4. The Auditorium and Classroom Building shall substantially conform to the staff report dated March
26, 2012 and with preliminary engineering plans and stormwater report prepared by Mackie Consultants,
LLC dated January 25, 2012, architectural plans, elevations and site plans prepared by DWL Architects &
Planners, Inc. dated January 25, 2012 except such plans may be modified to conform to Village Codes and
Ordinances.

5. The proposed auditorium and classroom 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.  

6. The proposed auditorium and classroom 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.

SECTION 3. That the Village Council hereby finds as follows:

(1)  That Planned Development #51 meets the requirements of the Comprehensive Zoning Ordinance as
follows:

a. 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.

b.  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.

c. That the planned development is specifically listed as a special use in the district in which it is to be
located.

d. 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.

e. 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.

f. 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.

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

h. 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.

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

(2) That the proposed Development conforms with the requirements of the Comprehensive Zoning
Ordinance.  

SECTION 4.  The Zoning Ordinance is hereby amended by adding to the Zoning Map the boundaries
of the following described real estate and by designating said real estate as a Planned Development under
the title and style "Midwestern University Planned Development #51" to be stated on the face of said map
within the boundaries of the real estate hereinafter described, to wit:
 
Parcel A  That part of the Northeast Quarter of Section 32, Township 39 North, Range 11, East of the Third
Principal Meridian described as follows:  commencing at the Northeast corner of said Northeast Quarter;
thence South 0º18’06” West along the East line of said Northeast Quarter, 707.12 feet to the point of
beginning; thence South 0º18’06” West, along said East line 1025.00 feet; thence North 89º41’54” West,
648.00 feet; thence South 0º18’06” West, 360.00 feet; thence North 89º41’54” West, 482.00 feet; thence
North 0º18’06” East, 550.00 feet; thence North 89º41’54” West, 360.00 feet; thence North 0º18’06” East,
885.00 feet, thence South 89º41’54” East, 485.00 feet, thence North 35º11’31” East, 285.50 feet; thence
South 55º04’55” East, 500.25 feet; thence South 89º41’54” East, 430.00 feet to the point of beginning, in
DuPage County, Illinois.  

Parcel B  That part of the Northeast Quarter of Section 32, Township 39 North, Range 11 East of the Third
Principal Meridian in DuPage County, Illinois, described as follows: beginning on a point of the South line



of Lot N in York Township Supervisors Assessment Plat No. 3, also known as Yorkshire Private Farms,
recorded as Document 452577 and as amended by Certificate of Correction recorded as Document 457186,
a distance of 70.73 feet East of, as measured along said South line, the Southwest corner of said Lot N;
thence South 89º52’33” East along said South line of Lot N, 260.76 feet to the Southeast corner of said Lot
N, being also the Southwest corner of Lot M in said York Township Supervisors Assessment Plat  No. 3;
thence North 0º14’00” East along the West line of said Lot M, 788.17 feet to a point on the North line of the
South 6 acres of said Lot M; thence South 89º52’33” East along a line parallel with the South line of said
Lot M, 331.71 feet to a point on the East line of said Lot M, 788.18 feet North of, as measured along said
East line of Lot M, the Southeast corner of said Lot M; thence North 0º14’54” East along said East line of
Lot M, 540.71 feet to the Northeast corner of said Lot M, said Northeast corner being also on the North line
of said Northeast Quarter; thence East along said North line of the Northeast corner, 1327.50 feet to the
Northeast corner thereof; thence South 0º18’06” West along the East line of said Northeast Quarter, 2654.75
feet to the Southeast corner thereof; thence South 89º53’56” West along the South line of said Northeast
Quarter, 1915.20 feet to a point 300 feet East of, as measured along said South line of the Northeast Quarter,
the Southwest Quarter thereof; thence North 0º09’27” East along a line parallel with the East line of Lot O
extended South in said York Township Supervisor’’s Assessment Plat No. 3, a distance of 963.68 feet to a
point 366.84 feet South of, as measured along said parallel line, said point of beginning; thence North
77º39’24” West, 169.71 feet; thence North 0º09’27” East along a line parallel with said East line of Lot O
extended South 155.47 feet; thence North 67º52’52” East, 179.27 feet; thence North 0º09’27” East along a
line parallel with said East line of Lot O extended South 107.59 feet to said point of beginning; (except that
dedicated for 31st Street; and also except the following described parcel of land:  that part of the Northeast
Quarter of Section 32, Township 39 North, Range 11, East of the Third Principal Meridian described as
follows:  commencing at the Northeast corner of said Northeast Quarter; thence South 0º18’06” West along
the East line of said Northeast Quarter, 707.12 feet to the point of beginning; thence South 0º18’06” West,
along said East line 1025.00 feet; thence North 89º41’54” West, 648.00 feet; thence South 0º18’06” West,
360.00 feet; thence North 89º41’54” West, 482.00 feet; thence North 0º18’06” East, 550.00 feet thence North
89º41’54” West, 360.00 feet; thence North 0º18’06” East, 885.00 feet; thence South 89º41’54” East, 485.00
feet, thence North 35º11’31” East, 285.50 feet; thence South 55º04’55” East 500.25 feet; thence South
89º41’54” East, 430.00 feet to the point of beginning, in DuPage County, Illinois); 

AND
That part of the Southeast Quarter of Section 32, Township 39 North, Range 11 East of the Third
Principal Meridian described as follows:  beginning at the Northeast corner of said Southeast Quarter and
thence running West on the Quarter Section line, 29.71 chains (1960.86 feet); thence South 04 degrees,
45 minutes, 00 seconds East 3.53 chains (232.98 feet); thence 29.23 chains (1929.18 feet) to the East line
of said Section 32; thence North 3.41 chains (225.06 feet) to the point of beginning (except the East
1743.1 feet thereof), in DuPage County, Illinois;

AND
The West 33 feet of vacated Glendenning Road lying West of and adjoining Lot 12 in Turek’s
Subdivision of part of the Southeast Quarter of Section 32, Township 39 North, Range 11, East of the
Third Principal Meridian, according to the plat thereof recorded April 18, 1957 as Document 839446, in
DuPage County, Illinois

Commonly known as 555 31st Street, Downers Grove, IL  60515 (PIN 06-32-200-015, 06-32-400-026)

SECTION 5.  The Midwestern University Auditorium and Office Building Development Plans
be and are hereby approved to permit a Planned Development authorizing construction of a 66-foot tall,
114,300 square foot auditorium and classroom building, subject to the conditions and restrictions
contained therein, and subject to the following:



a. The Master Campus Site Plan dated January 25, 2012, except as such plans may be
modified to conform to Village Codes and Ordinances;  as well as such covenants,
conditions and restrictions as may be approved by the Village Council. 

b. Except as provided herein, the Midwestern University Planned Development #51 shall be
in conformance with all applicable laws of the Village.

SECTION 6.  That all ordinances or resolutions, or parts thereof, in conflict with the provisions
of this ordinance be and are hereby repealed.  

SECTION 7.  That this ordinance shall be in full force and effect from and after its passage and
publication in the manner provided by law.

______________________________
Mayor

Passed:
Published:
Attest:   ____________________________

Village Clerk
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VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

MARCH 26, 2012 AGENDA 
 

 
SUBJECT:                                            TYPE:                                      SUBMITTED BY: 
 
PC-11-12 
555 31st Street 
Midwestern University 

 
Midwestern University Final Planned 
Development and Auditorium 
Building  

 
 
Jeff O’Brien, AICP 
Planning Manager 

 
REQUEST 
The petitioner is requesting approval of a Final Planned Development and a 66-foot tall, 114,300 square foot 
Auditorium and Classroom Building.   

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

OWNER/APPLICANT: Midwestern University 
 555 31st Street 
 Downers Grove, IL 60515 

   
PROPERTY INFORMATION 
 

EXISTING ZONING: R-1, Single Family Residential District 
EXISTING LAND USE: Private University (Midwestern University)  
PROPERTY SIZE: 105.38 acres  
PINS:   06-32-200-015, 06-32-400-026 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
NORTH: R-5 General Residence (DuPage Co.)  Single Family Attached  
        Residential & Multi-Family  
        Residential 
SOUTH: R-1 and R-2 Single Family Residence   Single Family Residential 
  District (Village of Downers Grove) & 
 R-4 Single Family Residence (DuPage  
 Co.)   
EAST: R-2 Single Family Residence District       N/A 
 (Village of Oak Brook)  
WEST: R-1 and R-2 Single Family Residence   Single Family Residential & 
  District (Village of Downers Grove) &     Parks and Open Space 
 R-4 Single Family Residence (DuPage  
 Co.)   
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ANALYSIS 
 
SUBMITTALS 
This report is based on the following documents, which are on file with the Department of Community 
Development: 
 

1. Application/Petition for Public Hearing 
2. Project Narrative 
3. Plat of Survey 
4. Building Plans 
5. Engineering Plans 
6. Landscape Plan 
7. Tabbed Stormwater Report 
8. Traffic Analysis Memorandum 

 
PROJECT DESCRIPTION 
Midwestern University is requesting two actions: 1) establishment of a Planned Development for their 
main campus and 2) approval of a new auditorium/classroom building.  The University is located on 
approximately 105 acres of land on the south side of 31st Street. The site has been used as a college 
campus since 1965. Currently, the campus includes instructional, academic, office and recreational uses, 
dormitories, numerous accessory parking areas including surface level parking and a five-story parking 
garage, as well as various stormwater detention facilities.  
 
The property is zoned R-1, Single Family Residence District with a Special Use for a university. The 
Village reviewed and approved a series of amendments to the original Special Use beginning in 1991.  
Most recently, the Village approved the construction of the Basic Science building and expansion to the 
existing parking garage.   
 
In 2010, staff recommended Midwestern University seek establishment of a Planned Development for the 
campus on 31st Street.  Planned Developments act like zoning ordinances specific to a particular 
development.  Typically, developments that warrant Planned Development designation do not fit neatly 
within a community’s standard zoning districts, such as Midwestern University.  Planned Developments 
are most commonly used for large-scale developments with unique users like universities and hospitals.  
Also, Planned Developments are helpful on properties with diverse uses.  The designation provides the 
University, its neighbors and the Village clearly defined and predictable parameters for future 
development of the campus.  In turn, the Planned Development agreement provides the university with 
the ability to seek administrative approvals for new buildings once they are identified on the Campus 
Master Plan.  This allowance would permit the University to respond faster to the needs of its growing 
population of students, faculty and staff.  As such, Midwestern University is seeking creation of a Planned 
Development for the campus at 555 31st Street. 
   
As part of this request, Midwestern University is also proposing to construct a 66-foot tall, 114,300 
square foot Auditorium and Classroom Building.  The proposed building would be located in campus’ 
core, immediately east of the existing parking garage.   Prabhu Hall was formerly located on the proposed 
site.  The size of the auditorium is designed to be flexible.  The space can be used as one large room, with 
seating for up to 2,500 people, or five smaller lecture halls.  The taller, eastern portion of the building 
includes a lobby for the auditorium, classrooms, administrative offices and ancillary spaces. 
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan designates the property as Institutional/Public.  This designation includes 
government facilities, community service providers and schools, including universities.  The 
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Comprehensive Plan recommends that the Village should support the operation and improvement of 
public and private schools.  The Plan also recommends the Village work with the university to minimize 
its impact on residential neighborhoods.      
 
Staff believes the designation of Midwestern University as a Planned Development and the proposed 
building provides the balance suggested by the Comprehensive Plan.  The establishment of a Planned 
Development allows the University the flexibility needed to improve their campus by permitting certain 
construction in the campus’ core by-right.  It also provides the adjoining neighborhoods and the Village 
with clearly defined and predictable development parameters.  The University’s plan contemplates larger 
buildings being located in the core of the campus – where the denser development exists.   
 
The Auditorium and Classroom building proposed as part of this request is consistent with the overall 
Campus Master Plan.   The building would be located in the core of the campus and comply with the 
Planned Development’s proposed bulk regulations.  The building’s uses represent a desirable 
improvement to the property by providing necessary services for the University and community.   
 
The Planned Development designation and proposed building demonstrate the Village’s cooperation with 
Midwestern University.  The proposed agreement allows for administrative approvals for smaller projects 
in the campus core.  This flexibility will allow Midwestern University to respond faster to its needs.  The 
Campus Master Plan establishes minimum setbacks and maximum heights that are more restrictive than 
the underlying R-1 district.  These parameters focus development to the campus core, as demonstrated by 
the proposed Auditorium and Classroom building, and help protect the surrounding residential neighbors 
from negative impacts.   As such, staff believes the proposal is consistent with the Comprehensive Plan. 
 
COMPLIANCE WITH ZONING ORDINANCE 
Planned Development Designation 
The property is zoned R-1 Single Family Residence District.  Planned Developments are permitted 
Special Uses in the district. The proposed designation will allow for the orderly development of the 
campus in association with the approved maximum building heights and setback requirements. As shown 
in the table below, the Planned Development will comply with all bulk regulations of the Zoning 
Ordinance.   
 
The campus master plan identifies areas for permanent green spaces, minimum setbacks and maximum 
building heights for future development.  The Planned Development designates three areas of 
approximately 19 acres as permanent green space: 1) approximately 13.66 acres of forested area in the 
northeast corner of the campus; 2) the quadrangle (1.47 acres) in the center of the academic campus; and 
3) the conservation easement along the west property line (3.88 acres), which provides a buffer between 
the campus and Lyman Woods.  There would be no building in the areas designated as permanent green 
space. 
 
The Planned Development also identifies setback requirements.  A 10-foot parking and traffic setback is 
proposed around the entire campus.  For buildings up to 35 feet in height, a 40-foot setback is proposed 
around the majority of the campus.  This proposed setback is reduced to 29 feet along a portion of the 
western property line to reflect the existing parking garage’s setback. For buildings exceeding 35 feet in 
height, a 200-foot setback is proposed around the entire campus.  These proposed setbacks require that 
any future buildings be located farther away from neighboring properties than would currently be allowed 
by the R-1 zoning district.    
 
Midwestern University included height maximums for this campus.  Buildings located within the center 
of the campus would be limited to a 100-foot maximum height.  Buildings located between the 40- and 
200-foot setbacks will be limited to a 35-foot maximum height.  Currently, the Basic Science Building is 
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Midwestern University
Planned Development Maximum/Minimum Allowed Proposed
Lot Coverage 25% 11%
Floor Area Ratio (FAR) 0.60 0.23
Open Space 30% (1,377,184 sq ft) 76% (3,509,228 sq. ft.)
Parking 1,783 2,753

the tallest building on campus at 93 feet and is located 512 feet from the nearest (west) property line. 
 
The Planned Development designation identifies minor and major developments and the level of approval 
that is required.  The minor and major development classifications are shown below: 
 

1. Minor developments that would only require administrative approval (i.e., Plan Commission 
review and Village Council approval are not required): 

a. Proposed development on approved building pads identified in the Planned Development 
Campus Master Plan where the overall building height is no more than 50 feet. 

b. Changes to square footage of pre-approved building pads provided the overall 
development Floor Area Ratio (FAR) and bulk requirements are met as identified in the 
Planned Development Campus Master Plan.  

c. Additions to existing building that meet setback and height restrictions as identified by 
the Planned Development Campus Master Plan 

d. Demolition of existing buildings. 
e. Removal and/or expansion of existing surface parking lots which meet setback and height 

restrictions as identified by the Planned Development Campus Master Plan. 
 

2. Major development that would require Plan Commission review and Village Council approval: 
a. Proposed development on approved building pads identified in the Planned Development 

Campus Master Plan or building additions where height is over 50 feet. 
b. Proposed development on building pads not identified on the Planned Development 

Campus Master Plan 
c. Proposed development on areas identified as permanent open green space.  
d. Proposed development within special management areas including floodways, flood 

plains, wetlands and Localized Poor Drainage Areas. 
e. Proposed development that does not meet the setback, height or other bulk restrictions 

identified on the Planned Development Campus Master Plan. 
f. Any proposed development deemed by the Community Development Director that does 

not meet the spirit and intent of the Planned Development Campus Master Plan. 
 

The Planned Development proposal does not identify any future building locations.  As such, any future 
development proposals will require Plan Commission review and Village Council approval.  Midwestern 
University may choose to identify future development locations and bulk characteristics in a future 
petition.  In that case, any buildings meeting the Planned Development conditions could proceed without 
Plan Commission review and Village Council approval.   
 
The bulk characteristics of the proposed Planned Development are listed below: 
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35-foot tall building* Existing R1 zoning Proposed Planned Development
North Setback (Front) 40 ft 40 ft
East Setback (Side) 10 ft 40 ft
South Setback (Rear) 20 ft 40 ft
West Setback (Side) 10 ft (north section)

10 ft (parking garage location)
100 ft (conservation easement)

40 ft (north section)
29 ft (parking garage location)
100 ft (conservation easement)

100-foot tall building
Existing R1 zoning (w/ Planned 

Development) Proposed Planned Development
North Setback (Front) 170 ft 200 ft
East Setback (Side) 140 ft 200 ft
South Setback (Rear) 150 ft 200 ft
West Setback (Side) 140 ft (north & middle section)

100 ft (conservation easement)
200 ft (north & middle section)
300 ft (conservation easement)  

* = Building height may increase if setback increases provided height does not exceed maximum height  
identified for the specific area on the Planned Development Campus Master Plan 

 
Auditorium and Classroom Building 
As noted above, Midwestern University is also requesting approval of a 66-foot tall, 114,300 square foot 
Auditorium and Classroom Building.  The proposed building would be located in the northwest portion of 
the campus core, immediately east of the existing parking garage (see the attached map).  The proposed 
building would be constructed on the site of Prabhu Hall, a 40,000 square foot building that was recently 
demolished.  The exterior of the building will be clad with brick and pre-cast concrete panels.  The 
auditorium is designed accommodate up to 2,500 people; however, it could be divided into five smaller 
lecture halls.  The building includes an auditorium lobby, classrooms, administrative offices and ancillary 
spaces.  The total occupancy of the building would be 3,911 people. 
 
As shown in the table below, the lower 33-foot tall portion of the building would be setback 193 feet from 
the west property line.  The taller 66-foot tall portion of the building would be 329 feet from the property.  
Midwestern University’s proposed plan requires buildings with heights up to 100 feet to be located at 
least 200 feet all property lines.  Buildings with heights up to 35 feet can be located 40 to 200 feet from 
property lines.  Based on the building’s design, it would meet the proposed Planned Development 
conditions.  The building would also be over 300 feet from the nearest residential property (to the north).   
 
The proposed building would result in the removal of 26 parking spaces along the west drive.  However, 
the campus will still have a total of 2,753 parking spaces.  The parking study determined 1,783 parking 
spaces were necessary, fewer than the number provided by the recently expanded parking garage.   
  
The bulk requirements of the proposed Auditorium and Classroom building are summarized in the 
following table: 
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Midwestern University
Auditorium & Classroom 
Building

Maximum/Minimum Allowed Proposed

Front Setback - North 200 ft 340 ft
Side Setback - East 200 ft 1,260 ft
Side Setback - West 200 ft 193 ft
Rear Setback - South 200 ft 1,450 ft
Height - Auditorium 35 ft 33 ft
Height - Classrooms/Offices 100 ft 66 ft
 
TRAFFIC STUDY 
The primary access to the campus is from 31st Street.  According to the traffic memorandum submitted 
with this petition, the majority of traffic movements at this intersection currently operate at an acceptable 
level of service (LOS D or above).  A northbound left turn from Midwestern University onto 31st Street is 
the only traffic movement that currently operates at a less than desirable level of service during both the 
morning peak and afternoon peak.   
 
Midwestern University anticipates an annual student growth rate of 5.3% over the next three years.  Based 
on this projection, the traffic memo noted with no changes to the current intersection, however service 
levels would continue to decline.  Nevertheless, only the northbound left turn from Midwestern 
University would remain at an unacceptable level of service.   
 
As the study indicates, the entrance for Midwestern University meets warrants for a traffic signal.  A 
traffic signal would improve the safety and levels of service at the intersection.  The traffic study notes 
that installing a signal would allow the intersection to operate at an acceptable level of service even with 
the projected future growth.  Midwestern University is currently working with DuPage County 
Department of Transportation to install a traffic signal at their entrance.  Preliminary intersection designs 
were reviewed by the County in November and December 2011.  The design is being modified per the 
County’s comments.   
 
ENGINEERING/PUBLIC IMPROVEMENTS 
The existing utilities servicing the campus are sufficient for the current buildings and the proposed 
Auditorium and Classroom Building.  No off-site improvements are proposed or necessary at this time.  
As noted above, Midwestern University is working with DuPage County to finalize designs for a traffic 
signal at its main entrance.  The Downers Grove Sanitary District has provided conceptual approval of the 
proposed building.   Additionally, new water services will be provided for the proposed building to 
accommodate fire and domestic water service.  
 
Stormwater from the proposed building will be detained in the detention basin underneath the Basic 
Science Building and the pond to the west of the parking garage.  When these two basins were designed, 
they were designed with excess capacity in anticipation of future developments.  All detention facilities 
currently include best management practices to treat the stormwater and the building proposal will 
comply with all provisions of the Stormwater Ordinance.  
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Department reviewed the proposed plans and determined that the proposed Auditorium and 
Classroom Building will provide sufficient access for emergency vehicles.  In addition to the existing 
West Drive, there is a 20-foot wide fire lane along both the north and east side of the building which will 
provide adequate access for fire fighting apparatus.  The building cantilever over the eastern fire lane is 
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27 feet above grade where 13.5 feet is necessary to accommodate the Village’s emergency equipment.  A 
manual detection system and a complete automatic sprinkler system will be installed throughout the 
Auditorium and Classroom Building.   
 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the property in addition to posting the 
public hearing notice sign and publishing the legal notice in the Downers Grove Reporter.  Staff received 
one phone call from a resident that is concerned with the overall density of the campus and increased 
traffic that it would generate. 
 
Staff also provided the petitioner’s submittal to the Downers Grove Park District and the Downers Grove 
Forest Preserve District of DuPage County for comment.  Both the Park District and Forest Preserve 
reviewed the proposed development and did not have any comments.  A letter from the Forest Preserve is 
attached. 
 
FINDINGS OF FACT 
The petitioner outlined the request in the attached narrative letter, architectural drawings, engineering 
drawings and traffic memorandum. The petitioner will further address the proposal and justification to 
support the requested Planned Development Designation and Auditorium and Classroom Building to the 
Commission at the public hearing.   

Planned Development approval requests require evaluation per Section 28.1607 of the Zoning Ordinance, 
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. 
 The proposed Planned Development designation and Auditorium and Classroom Building are 

consistent with the Comprehensive Plan.  Further, as demonstrated below, the requests meet all 
standards of Section 28.1607.  Staff believes this standard is met. 

 
(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. 

 The proposed Planned Development and building do not depart from the zoning and subdivision 
bulk and use regulations.  The proposals comply with lot coverage, floor area ratio, open space and 
parking requirements.  The Planned Development establishes minimum setback regulations and 
height regulations that allow for flexible development of the property while protecting surrounding 
residents.  Staff believes this standard is met. 

 
(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. 

 All utilities for the campus are properly sized to provide sufficient service to the building.  
Stormwater management will be provided for via two existing detention basins. The campus and 
proposed building will be adequately served by 31st Street.  The proposed development will not 
significantly alter traffic patterns in the area.  Although not part of this petition, Midwestern 
University is working with DuPage County to install a traffic signal to improve the level of service 
at its entrance off of 31st Street to improve traffic flow and safety to and from the property.  The 
proposed building will not impact light and air, recreation and visual enjoyment.  Staff believes this 
standard is met. 
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(4) Conformity with the planning objectives of the Village. 

The Community Facilities recommendations within the Comprehensive Plan notes the Village 
should promote the continued operation and improvement of both public and private school 
facilities. The Plan also recommends the Village review operations to minimize impacts to 
surrounding residential areas.   Staff believes the proposed Planned Development will provide the 
necessary protection for the neighbors and flexibility for improvements to the campus.  The 
proposed building would be constructed in a location consistent with the Planned Development. 
 

 (5) 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. 
A college campus has existed on the property since 1965.  The Comprehensive Plan notes the 
importance of supporting and improving educational facilities within the Village.  The 
establishment of a Planned Development is necessary to provide the ability for future growth at 
Midwestern University to take place in an orderly fashion that does not negatively impact the 
surrounding uses.  The addition of the Auditorium and Classroom Building is desirable to improve 
an already high quality educational facility within Downers Grove.  Staff believes this standard is 
met. 

 
(6)  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. 
The proposed Planned Development designation and building will not be detrimental to the health, 
safety, morals or general welfare of the surrounding neighborhood and community.  The 
designation will provide regulations which limit the overall height and locations of future buildings.  
The proposed building is consistent with other campus developments.  Staff believes this standard 
is met. 
 

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

 Planned Developments and universities are specifically listed as an allowable Special Use in the R-
1 zoning district per Section 28.502 of the Zoning Ordinance.  Staff believes this standard is met. 

 
(8) 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. 

 A college campus has existed on the property since 1965.  The property has been and is suitable for 
that use because it is located on the south side of 31st Street – a four-lane arterial street.  There is a 
mix of large office towers, single family homes, town houses and a forest preserve in the immediate 
area.  The total development on the property represents 23% of the land area where 60% is 
permitted.  The proposed Planned Development will promote the harmonious and orderly 
development of Midwestern University.  The location and bulk characteristics of the proposed 
building are consistent with the other campus buildings. Staff believes this standard is met. 

  
(9)   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. 
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 The Planned Development and proposed building will not be injurious to the use and enjoyment of 

other properties in the immediate vicinity.  The Planned Development sets development 
expectations for the property that are consistent with the current on-site development patterns.  The 
proposed building’s location and size will not diminish enjoyment and use of other properties in the 
immediate neighborhood.  Staff believes this standard is met. 

 
(10) 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. 
The establishment of a Planned Development for Midwestern University will not be detrimental to 
the surrounding single family residential districts.  In fact, the proposed designation establishes 
development expectations that are consistent with current development patterns.  The proposed 
Auditorium and Classroom Building is located and sized in a manner that will not have negative 
impacts on surrounding developments and uses.  Staff believes this standard is met. 

 
(11)   That adequate utilities, access roads, drainage, and other necessary facilities have been or will be 

provided for the planned development. 
Adequate public utilities and facilities, including access roads and water are already in place to 
provide service to the University and its future growth.  There are adequate detention facilities 
provided on the campus to accommodate current and future development.  The proposed 
development will not significantly alter traffic patterns in the area.  Midwestern University is 
working with DuPage County to design a signalized intersection that will improve traffic 
congestion at  their main entrance.  Staff believes this standard is met. 

 
(12)   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. 
 Parking studies determined that 1,783 parking spaces are necessary for the campus.  This study took 

into account the additional square footage proposed for the Auditorium and Classroom building.   
Midwestern provides 2,753 parking spaces in surface and covered lots throughout the campus.  The 
parking lots are screened from adjacent residential neighborhoods.  The Planned Development 
Designation provides clear parking and traffic setback regulations which will assist in the orderly 
development of future parking areas on campus.  Staff believes this standard is met. 

 
 (13) That the planned development shall in all other respects conform to the applicable regulations of 

the zoning district in which it is located. 
The Planned Development and proposed building comply with the underlying regulations of the R-
1 zoning district.  Staff believes this standard is met. 
 

RECOMMENDATIONS 
 

The proposed Planned Development designation and approval of a 66-foot tall Auditorium and Classroom 
Building are compatible with surrounding zoning and land use classifications and the Village’s 
Comprehensive Plan. Based on the findings of fact listed above, staff recommends the Plan Commission 
forward a positive recommendation to the Village Council establish a Planned Development on the 
subject property and approve the Auditorium and Classroom Building subject to the following conditions:   
 

1. The Final Planned Development shall substantially conform to the staff report dated March 26, 
2012 and with campus master site plan as prepared by DWL Architects & Planners, Inc. dated 
January 25, 2012 except such plans may be modified to conform to Village Codes and 
Ordinances.  

2. Minor developments that require administrative approval only: 
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a. Proposed development on approved building pads identified in the Planned Development 
Campus Master Plan where the overall building height is no more than 50 feet. 

b. Changes to square footage of pre-approved building pads provided the overall 
development Floor Area Ratio (FAR) and bulk requirements are met as identified in the 
Planned Development Campus Master Plan.  

c. Additions to existing building that meet setback and height restrictions as identified by 
the Planned Development Campus Master Plan 

d. Demolition of existing buildings. 
e. Removal and/or expansion of existing surface parking lots which meet setback and height 

restrictions as identified by the Planned Development Campus Master Plan. 
3. Major development that would require Plan Commission review and Village Council approval: 

a. Proposed development on approved building pads identified in the Planned Development 
Campus Master Plan or building additions where height is over 50 feet. 

b. Proposed development on building pads not identified on the Planned Development 
Campus Master Plan 

c. Proposed development on areas identified as permanent open green space.  
d. Proposed development within special management areas including floodways, flood 

plains, wetlands and Localized Poor Drainage Areas. 
e. Proposed development that does not meet the setback, height or other bulk restrictions 

identified on the Planned Development Campus Master Plan. 
f. Any proposed development deemed by the Community Development Director that does 

not meet the spirit and intent of the Planned Development Campus Master Plan. 
4. The Auditorium and Classroom Building shall substantially conform to the staff report dated 

March 26, 2012 and with preliminary engineering plans and stormwater report prepared by 
Mackie Consultants, LLC dated January 25, 2012, architectural plans, elevations and site plans 
prepared by DWL Architects & Planners, Inc. dated January 25, 2012 except such plans may be 
modified to conform to Village Codes and Ordinances. 

5. The proposed auditorium and classroom 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.   

6. The proposed auditorium and classroom 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. 

 
  
Staff Report Approved By: 
 
 
___________________________ 
Tom Dabareiner, AICP 
Director of Community Development  
 
TD:sjp 
-att 
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KATHLEEN H. GOEPPINGER, PH.D.

PRESIDENT & CHIEF EXECUTIVE OFFICER

January 23, 2012

Mr. Jeff O'Brien
Downers Grove Plan Commission
801 Burlington Avenue
Downers Grove, IL 60515

Re:' Preliminary Planning Development Submission for the Midwestem University
Auditorium and Classroom Building

Dear Plan Commission:

As President and' Chief Executive Officer of Midwestem University, I am pleased to submit this
new request to construct a much needed auditorium and classroom/office building on our Downers
Grove campus. To facilitate the Planning Commission review ofthe proposed structures, we have
included the required drawings and documentation for Preliminary Planning Development as well
as the Petition for Plan Commission. In addition, since we have already constructed a very similar
auditorium on the Midwestem University Glendale, Arizona campus, we have attached actual
pictures of the facility. We are hopeful that these pictures will assist staff and members of the
Planning Commission with a clear understanding ofthe importance ofthis new construction on our
campus.

Project Description and Overview of Midwestern University

Midwestem University is proud of its relationship with the Downers Grove Community and
appreciates the support we continue to receive for our growth and development as a premiere
health care University. Midwestem University is a not-for-profit institution, founded in 1900 in
Hyde Park, Illinois. Since the earliest years, Midwestem University has developed and maintains
an outstanding reputation for educating quality health care professions throughout the country and
certainly within the State of Illinois.

Midwestem is an upper division university that focuses solely on the health care needs of society.
The University has only graduate programs in the health sciences. While Midwestem University
has over 5000 students, there are approximately 2,500 full-time students on the Downers Grove
campus. All of our graduate programs contain didactic classroom and laboratory education as
well as clinical experiences in the many hospitals, clinics, phmmacies and specialty clinics
throughout the Midwest.

555 31st Street· Downers Grove, IL 60515 • 630/515-7300 • Fax: 630/515-7319

19555 North 59th Avenue· Glendale, AZ 85308 • 623/572-3400 • Fax: 623/572-3410
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Throughout the first two years of didactic education, students in all of our colleges, (Chicago
College of Osteopathic Medicine, College of Health Science, Chicago College of Phatmacy and
the College of Dental Medicine, Illinois) spend on the Downers Grove campus.

As the enrollment of our students has increased, so has our need for additional lecture space and
additional classrooms. The daily use of the new facilities will assist us in offering state of the art
lecture halls for all of our colleges and students. The office space will be housing for the Academic
Dean's of each college and their related administrative staff. The classrooms are designed to allow
students to have additional space that will facilitate their learning.

A special need we have on the Downers Grove campus is a large auditorium that can be used for
special events on campus, such as graduation. Cunently we hold our graduations on campus in
Littlejohn Hall. However; due to the limited seating capacity, we find it necessary to have remote
viewing in other lecture halls around the campus to accommodate the overflow. Families having to
participate in remote viewing rooms are never happy with this arrangement and find it stressful not
to be there in person to see their son or daughter walk across the stage to get their doctorate degree.
This new facility will provide us with enough space to have all the families come together and
participate in this very special event.

Other community events will also take place in this beautiful new facility and allow us to invite
guests to campus to celebrate the achievements ofour students and hold cultural events. We do not
anticipate more than 20 such events each year. The balance of the use of the auditorium will be
day-to-day classl'ooms.

PUD MASTER SITE PLAN Shown on Sheet A-I

Traffic and Parking Concerns

The addition of this new Auditorium and Classroom building is not associated with a new or
additional college on the Downers Grove Campus. Therefore, there is not an influx of additional
new students, with the exception of the continued ramp-up of the College of Dental Medicine 
Illinois. A total of 100 additional students will be on the campus next year, with the balance of the
four year dental program being taught at the Downers Grove Clinical Campus at the Esplanade.

A traffic study to detennine the possible need for a traffic signal on 31 Street is underway as a
separate project. With direct primary access to a main arterial street, the campus is in a perfect
position to be in hannony with the nature of the district in which it is located.

The university has recently completed a parking expansion intended to address the parking needs
of the campus well into the future. Parking totals are tabulated on the attached Appendix B.
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Public Safety Requirements

Prior development on the campus has been approved as a special use under the standards of the
Village of Downers Grove Zoning Ordinance section 28-l900ART.

The intensity of the proposed planned development, regarding setbacks, open space requirement
and Floor Area Ratio, is in accordance with the cunent underlying R-l zoning designation. The
proposed development seeks a variation to the building height limit that has been approved under
previous development of the campus as a special use. The underlying R-l zoning sets a limit of
35' for structures, but has a provision allowing an increase in height of l' for every 2' increase in
building setback. This planned development seeks a building height limit of 100' for buildings or
portions of buildings inside a line 200' from the adjacent property line(s). Structures outside that
200' buffer would be subject to the 35' limit without special use approval.

Setback yards shall be as defined in the underlying R-l zoning standards. Not more than 25% of
the site shall be occupied by buildings as opposed to the 32% standard in R-l. The Floor Area
Ratio shall not exceed 0.6. Building heights shall be limited to 35' except as defined above.

Engineering/Public Improvements

All construction activities will be on the university campus. We are not cunently planning any
off-site improvements as part of the cunent project.

Anticipated Easement Revisions

Easements will be provided for electric and gas utilities if required by the respective
agencies. Storm water easements are proposed to be modified to reflect the modified ponds and
downstream outlet stonn sewer recently completed east of the proposed Auditorium.

Thank you for your cooperation and effOlis. Please do not hesitate to call with any questions you
might have about the proposed work or the attached documents.

Sincerely,

/~£;" AI £~;P/"~r p~O
Kathleen H. Goeppinger, Ph.D. V I'

President and Chief Executive Officer



Midwestern University

New Auditorium and Office Project

Appendix B - Site Date Summary

January 23, 2012

Existing Proposed Change Total

Total Site Area (Acres) 105.386 0 105

Total Site Area (SF) 4,590,615 0 4,590,615

Site Area Allocated to Apartments 960,000 0 960,000

48-1BR Apts. @ 20,000

Net Site Area 3,630,615 0 3,630,615

Gross Floor Area for Net Site* 724,570 114,295 838,865

Net Site FAR 0.1996 0.0315 0.2311

Net Site Building Coverage

SF 415,023 49,516 464,539

Percentage of Site 11.43% 1.36% 12.80%

Total Site Building Coverage

SF 448,782 49,516 498,298

Percentage of Site 9.78% 1.08% 10.85%

Total Site Paved Area

SF 586,389 -3,300 583,089

Percentage of Site 12.77% -0.07% 12.70%

Total Site Gravel Area

SF 0 0 0

Percentage of Site 0.00% 0.00% 0.00%

Total Site Impervious Area

SF 1,035,171 46,216 1,081,387

Percentage of Site 22.55% 1.01% 23.56%

Parking Spaces

Total 2,779 0 2,779

Standard 2,736 0 2,736

Handicapped 43 0 43

Lecture Hall Seats 1,602 0 1,602

Dormitory Rooms 312 0 312

*Not including existing or proposed parking garage area
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New Auditorium and Office Project

Appendix E - Floor Area Tabulation

January 23,2012

Lower Level - Platform and Support Spaces 9,631

Level 1 - Auditorium and Circulation 49,516

Level 2 - Classrooms 12,829

Level 3 - Offices and Classrooms 21,139

Level 4 - Offices 21,180

Building Total 114,295



Midwestern University

New Auditorium and Office Project

Appendix F - Building Coverage Totals

January 23, 2012

Library/Classroom Building 41,750

Classroom/Lab Building/Alumni Hall 33,283

Visitors Center 350

McNutt Auditorium 37,962

Administration Building/Haspell Hambrick Hall 12,840

Student Center/the Commons 25,455

Basic Science Center/Prabhu Hall 26,076

Educational Resource Center/Centennial Hall 14,670

LLC/the Redwoods 21,974

Dorms 26,137

Central Plant 5,080

Parking Garage 92,250

Wellness/Recreation Center 28,250

Administration Office Building 11,160

Basic Science Building 37,786

Parking Structure Addition 33,759

Existing Net Site Building Coverage 448,782

New Auditorium and Office Project 49,516

New Net Site Building Coverage 498,298

Apartments 13,590

New Total Site Building Coverage 511,888



Midwestern University

New Auditorium and Office Project

Appendix G - Gross Floor Area Totals

January 23, 2012

Library/Classroom Building 59,540

Classroom/Lab Building/Alumni Hall 83,735

Visitors Center 350

McNutt Auditorium 71,945

Administration Building/Haspell Hambrick Hall 36,150

Student Center/the Commons 26,224

Basic Science Center/Prabhu Hall 45,923

Educational Resource Center/Centennial Hall 34,000

LLC/the Redwoods 112,272

Dorms 62,280

Central Plant 5,080

Apartments 27,180

Wellness/Recreation Center 25,700

Administration Office Building 11,160

Basic Science Building 178,161

Existing Gross Area Building Total 779,700

New Auditorium and Office Project 114,295

New Gross Area Building Total (not incl parking garages) 893,995

Existing Parking Garage* 559,843

Parking Garage Level in Basic Science Building 37,786

Total Gross Building Area 1,491,624

*Includes recently completed construction.
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MEMORANDUM 

 
Date: November 7, 2011 
 
To:  Dwight C. Todd, AIA 
  Executive Vice President 
  DWL Architects + Planners, Inc. 
   
From: Thomas Adomshick, P.E., PTOE 
  Vice President 
  
Re:  Proposed Auditorium 
  Midwestern University 
  Downers Grove, Illinois 
  Job No. 1376 
 
 

Midwestern University is proposing to build a new 80,000 square foot Auditorium building on 
its campus in Downers Grove, Illinois.  James J. Benes and Associates, Inc. were retained to 
analyze the impacts of this proposed improvement on traffic operations at the campus access to 
31st Street.  This memorandum contains existing traffic volume and operation information, 
expected site trip generation and analysis of future traffic conditions after construction of the 
new building.    
 
Introduction 
 

The proposed auditorium will replace the existing 40,000 square foot Classroom/Lab 
building, which will be demolished.  The auditorium will increase available building space by 
40,000 square feet.  Classes will be held in the auditorium.  There are no proposed changes to 
the number or locations of Midwestern University (MWU) campus access points to the 
surrounding streets.     
 
Existing Conditions 
 

The primary MWU campus access is via the driveway to 31st Street.  This driveway is the 
only access used for normal day to day operations.  At the driveway, 31st Street has two through 
lanes plus separate left turn lanes in each direction.  The posted speed limit on 31st Street is 40 
mph west of Avenue LaTours and 45 mph east of the MWU driveway.   

 
Avenue LaTours is a two lane street, one lane in each direction.  The MWU driveway has a 

single southbound entrance lane and two northbound exit lanes.  The left exit lane is an 
exclusive left turn lane.  The intersection is two-way stop controlled, with stop signs on the 
Avenue LaTours and MWU driveway approaches.   

 
A separate traffic study was performed by KLOA, Inc. in November 2010 to determine if 

existing traffic volumes met the traffic signal warrant criteria contained in the Manual on Traffic 
Control Devices (MUTCD).  Based on 2010 traffic counts, the study concluded that a traffic 
signal is warranted and should be installed.  Recommendations also included interconnection 
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with the existing traffic signal at 31st Street and Highland Parkway, and construction of an 
exclusive eastbound to southbound right turn lane on 31st Street at the MWU campus driveway.  
It is our understanding that the University is actively pursuing DuPage County approval to 
proceed with construction of these improvements.   

 
The new Basic Science Building was completed and occupied in August 2011.  Updated 

traffic counts were performed to ensure that the most current traffic data was used in this study.  
Manual traffic counts were performed on Tuesday, October 18, 2011 during the weekday peak 
traffic periods of 7:00 to 9:00 am and 4:00 to 6:00 pm.  An exhibit showing Year 2011 peak hour 
traffic volumes is attached to this memorandum.    
 
Traffic Generation 

 
The new auditorium is planned to serve the existing student population.  However, the 

University anticipates that the student population will grow over the next few years.  Future site 
traffic volumes were estimated and used in the analyses to address the new auditorium and the 
projected student population growth.   

 
Trip Generation, 8th Edition, published by the Institute of Transportation Engineers (ITE), is 

the industry accepted source of trip generation rates for various land uses.  This book contains 
information on the trip generating characteristics of universities, colleges and junior/community 
colleges based on a variety of independent variables including number of students, number of 
employees and gross floor area of buildings contained on campus.  Trip Generation indicates 
that the number of students may be the more reliable variable upon which to base trip 
generation estimates. 

 
The number of studies upon which the ITE trip generation rates are based is limited.  

Additionally, trip generating characteristics of universities can vary greatly due to a variety of 
factors including location (urban vs. suburban), public transportation availability and student 
population type (resident vs. commuter).  Because of the limited source data and variable 
nature of universities, MWU specific trip generation rates were developed for this study.  The 
rates were based on the counted peak hour traffic volumes and the known current population of 
2,356 students.  The following are the computed trip generation rates for MWU: 
 

Midwestern University 
Trip Generation Rates 

Time Period Trip Generation Rate 
per 1,000 students 

Percent 
Entering 

Percent 
Exiting 

AM Peak Hour 315 96% 4% 
PM Peak Hour 194 20% 80% 

  
The Auditorium building is planned to be completed and occupied in early 2014.  MWU is 

projecting a student population growth rate of an average of 5.3% per year for the next three 
years, resulting in an anticipated student count of 2,731 in 2014.  Student population growth 
beyond the year 2014 is currently uncertain.  As a result, the future conditions analyses were 
performed for year 2014, when the Auditorium is planned to be opened.  The directional 
distribution of future MWU traffic onto the surrounding streets was estimated based on the 
existing directional flow characteristics. 
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In addition to university traffic growth, a growth rate was applied to non-university traffic to 

account for normal background traffic growth resulting from such factors and area development, 
and population and employment growth.  A conservative rate of 1 percent growth per year was 
applied to non-site traffic to account for background traffic growth.  This rate was based upon 
average annual growth rates derived from Chicago Metropolitan Agency for Planning (CMAP) 
year 2030 population and employment growth projections for DuPage County and communities 
in the immediate vicinity of the MWU campus.   

 
The computed year 2014 MWU and non-site traffic volumes were combined to provide the 

total projected year 2014 traffic volumes.  The peak hour traffic volume exhibit includes the 2014 
traffic projections. 
 
Traffic Analyses 

 
Traffic operations were evaluated using procedures contained in the Highway Capacity Manual 

(HCM 2000) published by the Transportation Research Board.  Analyses were performed using the 
HCS+ software implementation of the HCM analysis procedures.   

 
The measure of intersection operation is the average length of time an approaching vehicle is 

delayed before it can proceed through the intersection, measured in seconds per vehicle.  
Intersection Level of Service (LOS) is represented by the letter grades A (best) through F (worst).  
The LOS at an intersection, as defined in the Highway Capacity Manual, is shown in the following 
table. 
 

Level of Service Criteria 

Level of 
Service 

Signalized Intersections 
Average Control Delay 

(seconds/vehicle) 

Unsignalized Intersections 
Average Control Delay 

(seconds/vehicle) 
A 0 to 10 0 to 10 
B > 10 and ≤ 20 > 10 and ≤ 15 
C > 20 and ≤ 35 > 15 and ≤ 25 
D > 35 and ≤ 55 > 25 and ≤ 35 
E > 55 and ≤ 80 > 35 and ≤ 50 
F > 80 > 50 

 
Design guidelines contained in the IDOT Bureau of Local Roads and Streets Manual specify a 

minimum LOS “C” for minor arterials and LOS “D” for collector streets.   
 
Traffic operations at the MWU access to 31st Street were analyzed under three traffic scenarios; 

Existing Traffic & Control, 2014 Traffic & Existing Control, and 2014 Traffic & Traffic Signal Control.  
For the two existing control scenarios, existing lanes configurations and stop sign control on the 
minor street approaches were used.  Under the traffic signal control scenario, all intersection 
improvements recommended in the 2010 traffic study were assumed to be implemented.  A 
summary of the intersection capacity analysis results is provided in the table on the following page.  
Copies of the capacity analysis reports are attached to this memorandum. 
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For two-way stop controlled intersections, delay and LOS are computed only for traffic movements 
that are under stop control and those movements that must yield to opposing traffic.  For traffic signal 
control, delay and LOS are computed for each traffic movement or shared lane group. 
 

Intersection Capacity Analysis 
Summary of Levels of Service 

Existing Traffic, 
Stop Control 

2014 Traffic,  
Stop Control 

2014 Traffic  
Traffic Signal Control 

AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak 

NB L - E 
NB T/R - C 

SB L/T/R  - C 
EB L - A 
WB L - B 

NB L - F 
NB T/R - C 

SB L/T/R  - C 
EB L - A 
WB L - B 

NB L - F 
NB T/R - B 

SB L/T/R  - D 
EB L - A 
WB L - C 

NB L - F 
NB T/R - C 

SB L/T/R  - C 
EB L - A 
WB L - B 

NB L - C 
NB T/R - C 

SB L/T/R  - C 
EB L - B 
EB T - B 
EB R - C 
WB L – A 

WB T/R - B 

NB L - C 
NB T/R - C 

SB L/T/R  - C 
EB L - B 
EB T - B 
EB R - B 
WB L – A 

WB T/R - B 

 
“NB L – A” indicates LOS “A” in the northbound left turn lane, “WB T/R – D” indicates LOS “D” 
in the eastbound thru and right turn lanes, etc.   

 
Under the current two way stop sign control, the northbound left turn movement experiences a 

less than desirable LOS under both existing (2011) and projected (2014) traffic volumes, with longer 
delay and queuing in 2014.  The other minor street approach movements operate at an acceptable 
LOS under both existing and projected traffic volumes.  The 31st Street approaches operate at a very 
good LOS under both cases because they are not under stop sign control.  

 
Signalization of the MWU driveway access to 31st Street and construction of a separate 

eastbound right-turn lane on 31st Street will bring 2014 northbound approach operations to an 
acceptable LOS.  All other traffic movements operate at good to excellent Levels of Service in 2014.      
 
Conclusion 

 
The proposed 80,000 square foot Auditorium building at Midwestern University will replace 

the 40,000 square foot Classroom/Lab Building, resulting in a net increase of 40,000 square 
feet of gross floor area.  The student population is projected to increase over the next three 
years.   

 
If there are no changes to the 31st Street/MWU driveway intersection, the northbound left turn 

movement from the MWU driveway to westbound 31st Street will experience a decline in Level 
of Service with long delays by 2014 due to the student population increase and non-site traffic 
growth.  The remaining traffic movements will all continue to operate at an acceptable LOS.   

 
All traffic movements under projected 2014 traffic volumes will operate at no worse than an 

acceptable LOS if traffic signal control is implemented and an eastbound right-turn lane on 31st 
Street are constructed at the MWU driveway, as recommended in the 2010 traffic study 
prepared by KLOA, Inc. 
 

--END-- 
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TWO-WAY STOP CONTROL SUMMARY 
General Information Site Information 
Analyst TA 
Agency/Co. JJB & A 
Date Performed 10/19/2011 
Analysis Time Period AM Peak Hour 

Intersection 31st & MWU/Ave. LaTours 
Jurisdiction DuPage County 
Analysis Year 2011 Existing 
  

Project Description     1376 MWU 2011 Traffic Study 
East/West Street:   31st Street North/South Street:  MWU drive/Ave LaTours 
Intersection Orientation:    East-West Study Period (hrs):  0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound  
Movement 1 2 3 4 5 6
 L T R L T R
Volume (veh/h) 8 392 414 298 795 0 
Peak-Hour Factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly Flow Rate, HFR 
(veh/h) 8 426 449 323 864 0 

Percent Heavy Vehicles 1 -- -- 1 -- -- 
Median Type    Two Way Left Turn Lane  
RT Channelized     0    0 
Lanes 1 2 0 1 2 0 
Configuration L T TR L T TR 
Upstream Signal  0     0  
Minor Street Northbound Southbound  
Movement 7 8 9 10 11 12
 L T R L T R
Volume (veh/h) 10 1 19 5 0 18 
Peak-Hour Factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly Flow Rate, HFR 
(veh/h) 10 1 20 5 0 19 

Percent Heavy Vehicles 0 0 0 0 0 0 
Percent Grade (%)   0 0 
Flared Approach  N N  
    Storage  0 0  
RT Channelized     0   0 
Lanes 1 1 0 0 1 0 
Configuration L  TR  LTR  
Delay, Queue Length, and Level of Service
Approach Eastbound  Westbound Northbound Southbound 
Movement 1 4 7 8 9 10 11 12
Lane Configuration L L L  TR  LTR  
v (veh/h) 8 323 10  21  24  
C (m) (veh/h) 781 773 99  304  224  
v/c 0.01 0.42 0.10  0.07  0.11  
95% queue length 0.03 2.08 0.33  0.22  0.35  
Control Delay (s/veh) 9.7 13.0 45.4  17.7  23.0  
LOS A B E  C  C  
Approach Delay 
(s/veh) -- -- 26.7 23.0 

Approach LOS -- -- D C 
Copyright © 2010 University of Florida, All Rights Reserved      HCS+TM   Version 5.6 Generated:  11/3/2011    2:55 PM



TWO-WAY STOP CONTROL SUMMARY 
General Information Site Information 
Analyst TA 
Agency/Co. JJB & A 
Date Performed 10/19/2011 
Analysis Time Period PM Peak Hour 

Intersection 31st & MWU/Ave. LaTours 
Jurisdiction DuPage County 
Analysis Year 2011 Existing 
  

Project Description     1376 MWU 2011 Traffic Study 
East/West Street:   31st Street North/South Street:  MWU drive/Ave LaTours 
Intersection Orientation:    East-West Study Period (hrs):  0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound  
Movement 1 2 3 4 5 6
 L T R L T R
Volume (veh/h) 13 957 37 54 531 5 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 
Hourly Flow Rate, HFR 
(veh/h) 13 1029 39 58 570 5 

Percent Heavy Vehicles 1 -- -- 1 -- -- 
Median Type    Two Way Left Turn Lane  
RT Channelized     0    0 
Lanes 1 2 0 1 2 0 
Configuration L T TR L T TR 
Upstream Signal  0     0  
Minor Street Northbound Southbound  
Movement 7 8 9 10 11 12
 L T R L T R
Volume (veh/h) 155 0 212 4 0 7 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 
Hourly Flow Rate, HFR 
(veh/h) 166 0 227 4 0 7 

Percent Heavy Vehicles 0 0 0 0 0 0 
Percent Grade (%)   0 0 
Flared Approach  N N  
    Storage  0 0  
RT Channelized     0   0 
Lanes 1 1 0 0 1 0 
Configuration L  TR  LTR  
Delay, Queue Length, and Level of Service
Approach Eastbound  Westbound Northbound Southbound 
Movement 1 4 7 8 9 10 11 12
Lane Configuration L L L  TR  LTR  
v (veh/h) 13 58 166  227  11  
C (m) (veh/h) 1001 654 179  550  323  
v/c 0.01 0.09 0.93  0.41  0.03  
95% queue length 0.04 0.29 7.12  2.01  0.11  
Control Delay (s/veh) 8.6 11.0 101.8  16.1  16.5  
LOS A B F  C  C  
Approach Delay 
(s/veh) -- -- 52.3 16.5 

Approach LOS -- -- F C 
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TWO-WAY STOP CONTROL SUMMARY 
General Information Site Information 
Analyst TA 
Agency/Co. JJB & A 
Date Performed 11/01/2011 
Analysis Time Period AM Peak Hour 

Intersection 31st & MWU/Ave. LaTours 
Jurisdiction DuPage County 
Analysis Year 2014 Projected 
  

Project Description     1376 MWU 2011 Traffic Study EXISTING LANES & TRAFFIC CONTROL 
East/West Street:   31st Street North/South Street:  MWU drive/Ave LaTours 
Intersection Orientation:    East-West Study Period (hrs):  0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound  
Movement 1 2 3 4 5 6
 L T R L T R
Volume (veh/h) 10 405 480 345 820 0 
Peak-Hour Factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly Flow Rate, HFR 
(veh/h) 10 440 521 374 891 0 

Percent Heavy Vehicles 1 -- -- 1 -- -- 
Median Type    Two Way Left Turn Lane  
RT Channelized     0    0 
Lanes 1 2 0 1 2 0 
Configuration L T TR L T TR 
Upstream Signal  0     0  
Minor Street Northbound Southbound  
Movement 7 8 9 10 11 12
 L T R L T R
Volume (veh/h) 15 0 25 5 0 20 
Peak-Hour Factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 
Hourly Flow Rate, HFR 
(veh/h) 16 0 27 5 0 21 

Percent Heavy Vehicles 0 0 0 0 0 0 
Percent Grade (%)   0 0 
Flared Approach  N N  
    Storage  0 0  
RT Channelized     0   0 
Lanes 1 1 0 0 1 0 
Configuration L  TR  LTR  
Delay, Queue Length, and Level of Service
Approach Eastbound  Westbound Northbound Southbound 
Movement 1 4 7 8 9 10 11 12
Lane Configuration L L L  TR  LTR  
v (veh/h) 10 374 16  27  26  
C (m) (veh/h) 763 718 68  590  179  
v/c 0.01 0.52 0.24  0.05  0.15  
95% queue length 0.04 3.05 0.82  0.14  0.50  
Control Delay (s/veh) 9.8 15.3 73.5  11.4  28.5  
LOS A C F  B  D  
Approach Delay 
(s/veh) -- -- 34.5 28.5 

Approach LOS -- -- D D 
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TWO-WAY STOP CONTROL SUMMARY 
General Information Site Information 
Analyst TA 
Agency/Co. JJB & A 
Date Performed 10/19/2011 
Analysis Time Period PM Peak Hour 

Intersection 31st & MWU/Ave. LaTours 
Jurisdiction DuPage County 
Analysis Year 2014 Projected 
  

Project Description     1376 MWU 2011 Traffic Study EXISTING LANES & TRAFFIC CONTROL 
East/West Street:   31st Street North/South Street:  MWU drive/Ave LaTours 
Intersection Orientation:    East-West Study Period (hrs):  0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound  
Movement 1 2 3 4 5 6
 L T R L T R
Volume (veh/h) 15 985 45 65 545 5 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 
Hourly Flow Rate, HFR 
(veh/h) 16 1059 48 69 586 5 

Percent Heavy Vehicles 1 -- -- 1 -- -- 
Median Type    Two Way Left Turn Lane  
RT Channelized     0    0 
Lanes 1 2 0 1 2 0 
Configuration L T TR L T TR 
Upstream Signal  0     0  
Minor Street Northbound Southbound  
Movement 7 8 9 10 11 12
 L T R L T R
Volume (veh/h) 180 0 245 5 0 10 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 
Hourly Flow Rate, HFR 
(veh/h) 193 0 263 5 0 10 

Percent Heavy Vehicles 0 0 0 0 0 0 
Percent Grade (%)   0 0 
Flared Approach  N N  
    Storage  0 0  
RT Channelized     0   0 
Lanes 1 1 0 0 1 0 
Configuration L  TR  LTR  
Delay, Queue Length, and Level of Service
Approach Eastbound  Westbound Northbound Southbound 
Movement 1 4 7 8 9 10 11 12
Lane Configuration L L L  TR  LTR  
v (veh/h) 16 69 193  263  15  
C (m) (veh/h) 988 632 166  536  286  
v/c 0.02 0.11 1.16  0.49  0.05  
95% queue length 0.05 0.37 10.36  2.68  0.17  
Control Delay (s/veh) 8.7 11.4 175.9  18.0  18.3  
LOS A B F  C  C  
Approach Delay 
(s/veh) -- -- 84.8 18.3 

Approach LOS -- -- F C 
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SHORT REPORT 
 General Information Site Information

 Analyst TA  
 Agency or Co. JJB & A  
 Date Performed 11/03/2011  
 Time Period AM Peak Hour  

Intersection 31st & MWU/Ave LaTours  
 Area Type All other areas  
 Jurisdiction DuPage County  
 Analysis Year 2014 Traffic Signal  

 Volume and Timing Input

 EB WB NB SB
LT TH RT LT TH RT LT TH RT LT TH RT

 Number of Lanes 1  2  1  1  2   0  1  1   0  0  1   0  
 Lane Group L  T  R  L  TR   L  TR    LTR   
 Volume (vph) 10  405  480  345  820   0  15  0   25  5  0   20  
 % Heavy Vehicles 1  1  1  1  1   1  0  0   0  0  0   0  
 PHF 0.92  0.92  0.92  0.92  0.92   0.92  0.92  0.92   0.92  0.92  0.92   0.92  

 Pretimed/Actuated (P/A) A  A  A  A  A   A  A  A   A  A  A   A  
 Startup Lost Time 2.0  2.0  2.0  2.0  2.0   2.0  2.0    2.0   
 Extension of Effective Green 2.0  2.0  2.0  2.0  2.0   2.0  2.0    2.0   
 Arrival Type 4  4  4  3  3   3  3    3   
 Unit Extension 3.0  3.0  3.0  3.0  3.0   3.0  3.0    3.0   

 Ped/Bike/RTOR Volume 0  0  100  1  0   0  3  0  10  0  0  0  
 Lane Width 12.0 12.0 12.0 12.0 12.0  12.0 12.0   12.0  
 Parking/Grade/Parking N  0  N  N  0  N  N  0  N  N  0  N  
 Parking/Hour             
 Bus Stops/Hour 0 0 0 0 0  0 0   0  
 Minimum Pedestrian Time  3.2    3.2    3.2    3.2   
 Phasing Excl. Left  WB Only  EW Perm 04 NB Only NS Perm  07  08 

 Timing  G =  6.0  G =  6.0  G =  37.0  G =    G =  6.0  G =  17.0  G =    G =   
 Y =  3  Y =  0  Y =  6  Y =    Y =  3  Y =  6  Y =    Y =   

 Duration of Analysis (hrs) = 0.25      Cycle Length C =   90.0  
 Lane Group Capacity, Control Delay, and LOS Determination
 EB WB NB SB
 Adjusted Flow Rate 11  440  413  375  891   16  16    27   

 Lane Group Capacity 336  1550 
 657  679  1711  478  467    308   

 v/c Ratio 0.03  0.28  0.63  0.55  0.52   0.03  0.03    0.09   

 Green Ratio 0.48  0.41  0.41  0.64  0.48   0.32  0.29    0.19   

 Uniform Delay d1 12.5  17.7  21.0  7.6  16.3   20.9  23.0    30.1   

 Delay Factor k 0.11  0.11  0.21  0.15  0.13   0.11  0.11    0.11   

 Incremental Delay d2 0.0  0.1  1.9  1.0  0.3   0.0  0.0    0.1   
 PF Factor 1.000  0.882  0.882  1.000  1.000   1.000  1.000    1.000   
 Control Delay 12.5  15.7  20.5  8.5  16.6   20.9  23.0    30.2   

 Lane Group LOS B  B  C  A  B   C  C    C   

 Approach Delay 17.9  14.2  22.0  30.2  

 Approach LOS B  B  C  C  

 Intersection Delay 16.0  Intersection LOS B  
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SHORT REPORT 
 General Information Site Information

 Analyst TA  
 Agency or Co. JJB & A  
 Date Performed 11/03/2011  
 Time Period PM Peak Hour  

Intersection 31st & MWU/Ave LaTours  
 Area Type All other areas  
 Jurisdiction DuPage County  
 Analysis Year 2014 Traffic Signal  

 Volume and Timing Input

 EB WB NB SB
LT TH RT LT TH RT LT TH RT LT TH RT

 Number of Lanes 1  2  1  1  2   0  1  1   0  0  1   0  
 Lane Group L  T  R  L  TR   L  TR    LTR   
 Volume (vph) 15  985  45  65  545   5  180  0   245  5  0   10  
 % Heavy Vehicles 1  1  1  1  1   1  0  0   0  0  0   0  
 PHF 0.93  0.93  0.93  0.93  0.93   0.93  0.93  0.93   0.93  0.93  0.93   0.93  

 Pretimed/Actuated (P/A) A  A  A  A  A   A  A  A   A  A  A   A  
 Startup Lost Time 2.0  2.0  2.0  2.0  2.0   2.0  2.0    2.0   
 Extension of Effective Green 2.0  2.0  2.0  2.0  2.0   2.0  2.0    2.0   
 Arrival Type 4  4  4  3  3   3  3    3   
 Unit Extension 3.0  3.0  3.0  3.0  3.0   3.0  3.0    3.0   

 Ped/Bike/RTOR Volume 0  0  15  0  0   0  0  0  100  0  0  0  
 Lane Width 12.0 12.0 12.0 12.0 12.0  12.0 12.0   12.0  
 Parking/Grade/Parking N  0  N  N  0  N  N  0  N  N  0  N  
 Parking/Hour             
 Bus Stops/Hour 0 0 0 0 0  0 0   0  
 Minimum Pedestrian Time  3.2    3.2    3.2    3.2   
 Phasing Excl. Left  WB Only  EW Perm 04 NB Only NS Perm  07  08 

 Timing  G =  6.0  G =  6.0  G =  47.0  G =    G =  6.0  G =  22.0  G =    G =   
 Y =  3  Y =  0  Y =  6  Y =    Y =  3  Y =  6  Y =    Y =   

 Duration of Analysis (hrs) = 0.25      Cycle Length C =   105.0 
 Lane Group Capacity, Control Delay, and LOS Determination
 EB WB NB SB

 Adjusted Flow Rate 16  1059 
 32  70  591   194  156    16   

 Lane Group Capacity 464  1688 
 716  404  1806  489  477    333   

 v/c Ratio 0.03  0.63  0.04  0.17  0.33   0.40  0.33    0.05   

 Green Ratio 0.50  0.45  0.45  0.65  0.50   0.32  0.30    0.21   

 Uniform Delay d1 13.0  22.3  16.3  9.5  15.4   27.8  28.9    33.1   

 Delay Factor k 0.11  0.21  0.11  0.11  0.11   0.11  0.11    0.11   

 Incremental Delay d2 0.0  0.7  0.0  0.2  0.1   0.5  0.4    0.1   
 PF Factor 1.000  0.839  0.839  1.000  1.000   1.000  1.000    1.000   
 Control Delay 13.0  19.4  13.7  9.7  15.5   28.3  29.3    33.2   

 Lane Group LOS B  B  B  A  B   C  C    C   

 Approach Delay 19.2  14.9  28.7  33.2  

 Approach LOS B  B  C  C  

 Intersection Delay 19.5  Intersection LOS B  
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PC-11-12  A petition seeking approval of a Final Planned Development designation and 
a 66-foot tall Auditorium and Office Building for Midwestern University. The property is 
located on the south side of 31st Street, approximately 1,281 feet west of Meyers Road, 
Downers Grove, IL commonly known as 555 31st Street, Downers Grove, IL (PIN 06-32-
200-015, 06-32-400-026); Midwestern University, Petitioner and Owner. 
 
Chairman Jirik swore in those individuals who would be speaking on the above matter. 
 
Mr. Jeff O’Brien, summarized Midwestern University’s (the “University”) petition.  He 
noted they were requesting two items:  1) to establish a planned development for the 
University’s main campus at 555 31st Street, and 2) to approve a new auditorium and 
classroom building.  He presented an aerial photograph highlighting the campus and the 
location of the new auditorium.   He provided a brief history of the University’s uses and 
improvements to the campus.   Mr. O’Brien pointed out that staff recommended that the 
University establish a planned development in 2010.  He noted large developments, such 
as the University, have multiple uses and do not fit neatly into the Village’s existing 
zoning categories.  He indicated the proposed planned development also allowed the 
University flexibility and the ability to gain faster approval and provided predictable 
parameters for future development on the property. 
 
Mr. O’Brien discussed that the new two-story auditorium would include seating for up to 
2,500 people.  The building would have a total of 114,000 sq. feet and provide 
classrooms and office space in addition to the auditorium.  Mr. O’Brien explained the 
auditorium (western) portion of the building would be 33 feet in height while the eastern 
portion would be 66 feet in height.  He discussed the Comprehensive Plan as it relates to 
Midwestern’s property.  He noted the property was designated Institutional/Public, which 
included operation of educational facilities.  He stated the Plan recommended the Village 
support operational improvements to educational facilities as long as the improvements 
minimized the impacts to the surrounding neighbors.   
 
Mr. O’Brien explained the proposed planned development supported the University’s 
operations, but also provided more definitive development patter for the neighbors.  He 
noted the neighboring residents would know where expect development.  He presented 
the master site plan for the University.   
 
Mr. O’Brien, noted the planned development contained four components:   
 

1) The designation of permanent open space;  
2) Established setbacks for the University.  He explained the current setbacks 

versus the planned development’s setbacks;  
3) Established height maximums; and  
4) Identified major and minor developments.  Mr. O’Brien explained major 

developments, such as new buildings, development in flood plains, etc. 
require Plan Commission and Village Council review of buildings.  He 
indicated developments such as building additions, new parking lots, etc. 
could be approved by staff.  



 
Mr. O’Brien noted no future buildings were proposed.  As such, the next new building 
proposed by the University would require Plan Commission and Village Council review 
and approval. 
 
Mr. O’Brien reviewed the site plan for the proposed Auditorium and Classroom Building.   
He explained the building setback was 193 feet from the western property line (near 
Lyman Woods) and the taller portion of the building was set back 329 feet from the 
western property line.  He noted the building would be over 300 feet from the nearest 
residential property (to the north).  Mr. O’Brien explained 1,783 parking spaces were 
required for the campus based on previous traffic and parking studies.  He noted the 
University has 2,753 spaces on site.  He reviewed the bulk regulations for the 
development and indicated the proposal would meet the zoning ordinance.   
 
Mr. O’Brien provided an overview of the traffic generation from the campus.  He noted 
that traffic currently operates at an acceptable level of service except for the left turn 
movement out of the site on westbound 31st Street.  He noted there would be an expected 
increase in traffic of about five over the next three years.  Mr. O’Brien reported that all 
traffic movement would be moving at an acceptable level of service except for the 
previous-mentioned left-turn movement.  He noted that the signal warrants were met for 
the University.  He stated the University is working with the Village and DuPage County 
DOT to design the intersection.   
 
Mr. O’Brien briefly reviewed the stormwater and utilities the site.  He noted the Fire 
Department reviewed the plans and could still provide emergency access to the buildings.  
He stated staff received one phone call from a resident concerned about the overall 
density, traffic generation and noise generation from the campus.  He stated the Forest 
Preserve and Park District were provided an opportunity to review the plans and did not 
object to the request.  He indicated the Forest Preserve District provided a letter stating 
such that was included in the Plan Commission’s packet.   
 
Mr. O’Brien explained staff found that all standards for approval were met for the 
planned development and the proposed auditorium/classroom building.  He stated staff 
recommended the Plan Commission forward a positive recommendation to the Village 
Council with the conditions listed in the staff report.   
 
Mrs. Rabatah asked staff to confirm building’s height.  Mr. O’Brien stated the Village 
measured height only to the main roof surface, not including penthouses, parapet walls or 
mechanical units.  He stated these items were not included to encourage screening of 
rooftop mechanical units.   
 
Mr. Beggs asked why the presentation included the proposed buildings when the 
Commission was not being required to review the items.   
 
Mr. O’Brien explained the buildings were in the presentation for illustrative purposes 
only.  He noted staff was trying to demonstrate the proposed setbacks were more 



advantageous for the neighbors than the current zoning ordinance setbacks.  He stated the 
Village preferred to see the development focus itself in the current core campus area.  He 
indicated staff would like to get an idea of what uses would occur in the future.   Mr. 
O’Brien felt the plan was well balanced between the needs of the University and the 
needs of the surrounding residents.  He further explained the planned development would 
allow University to build faster – without a public hearing – for some smaller buildings.    
 
Mr. Waechtler’s asked if the Village’s traffic engineer reviewed the traffic study. 
 
Mr. O’Brien stated the traffic engineer did not review the traffic study.  He stated 
planning staff was trained to read the traffic impact study for sites such as Midwestern 
University.  He indicated if significant changes were proposed to the public 
infrastructure,  the study would be reviewed by the traffic engineer, planning staff and 
DuPage County.   Mr. O’Brien explained that the development warranted a traffic signal 
and the petitioner was working with the County to determine on the intersection design. 
 
Following on Mr. Beggs’s questions, Mr. Hose inquired whether the Plan Commissioners 
would be reviewing a master plan of future multiple buildings. 
 
Mr. O’Brien confirmed they would and pointed out the conditions on page 4 of the staff 
report that would be added to the planned development ordinance.   
 
Chairman Jirik also clarified for Mr. Hose that anyone whom seeks a planned 
development basically was setting out the terms and conditions of the development of 
their own site, whether it was a subdivision, shopping center, etc.    
 
Mr. Matejczyk asked if there was adequate stormwater detention capacity on site.   Mr. 
O’Brien stated there was adequate capacity.  He explained the basin under the Basic 
Science Building was sized to accommodate future campus developments.  
 
Dr. Kathleen Goeppinger, President of Midwestern University, 555 31st Street, Downers 
Grove, was pleased to come before the Commission and explained the new building 
being added to the University campus.  She reported the proposed auditorium will be able 
to be broken down into five separate lecture halls and accommodate larger events such as 
graduation ceremonies for the students.  The office/classroom building will provide more 
office space for current staff.   
 
Dr. Goeppinger stated she wrote a letter to the 300 neighbors with one inquiry received 
and that individual was satisfied with her concerns answered.   
 
Mr. Beggs inquired about the relationship of the new Lacey Road building with the 
proposed improvements to the main campus. 
 
Dr. Goeppinger explained that the Lacey Road building was for third and fourth-year 
students in dental medicine, while the first and second-year students attended class on-
campus.   



 
Mr. Waechtler inquired if the new auditorium would be available to other organizations 
while not in use.   
 
Dr. Goeppinger explained it would be on a case-by-case basis for community events.  She 
reminded the Commissioners that the University was a not-for-profit organization so 
charging for tickets would be a problem and would limit the use of the auditorium.   
 
Mr. Waechtler asked if the proposed building would create any on-site traffic issues. 
 
Dr. Goeppinger believed there would only be traffic issues during construction, and, after 
doing some studies, the traffic would be manageable.   
 
Mr. Beggs asked if the University was pleased with the planned development proposal. 
 
Dr. Goeppinger stated she believed the Village provided a good recommendation to the 
University and she was willing to work with the Village and its guidelines.  At the same 
time, Dr. Goeppinger explained that the University would be returning to the 
Commission again and reaching out to her neighbors to ensure that they know what the 
University is doing.   
 
As an aside, Mr. Waechtler commended the University for its thorough security process.   
 
Chairman Jirik opened up the meeting to public comment. 
 
Dr. Gordon Goodman, 5834 Middaugh, Downers Grove, was pleased to see the proposal 
for several reasons, including having a specific ordinance adopted by the Village Council 
stipulating the way the University will develop; having a planned development; having 
continued access for Lyman Woods; supporting the University’s concept of a “core” 
campus; and having a natural area in the planned development.  He fully supported the 
new auditorium and was glad to hear the question about using the auditorium for 
additional community events, citing an upcoming musical association event, which will 
be free to the public.   
 
Hearing no further comments, the Chairman closed the public comment portion of the 
hearing.  Commissioners had no additional questions.  
 
Dr. Goeppinger did not make a closing statement. 
 
Chairman Jirik reported that staff’s finding of fact, pursuant to the planned development 
approval request,  was thorough, complete, competent and he concurred with the findings 
that the proposal was satisfactory in meeting those requirements.  Mr. Waechtler agreed 
and believed that the University’s detailed information and schematics were very helpful.  
He commended planning staff and its director Tom Dabareiner and the University for 
their work.   
 



WITH RESPECT PC-11-12, MR. COZZO MADE A MOTION THAT THE PLAN 
COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL ESTABLISHING A PLANNED DEVELOPMENT ON THE 
SUBJECT PROPERTY AND APPROVE THE AUDITORIUM AND 
CLASSROOM BUILDING, SUBJECT TO THE FOLLOWING CONDITIONS:   
 

1. THE FINAL PLANNED DEVELOPMENT SHALL SUBSTANTIALLY 
CONFORM TO THE STAFF REPORT DATED MARCH 26, 2012 AND 
WITH CAMPUS MASTER SITE PLAN AS PREPARED BY DWL 
ARCHITECTS & PLANNERS, INC. DATED JANUARY 25, 2012 EXCEPT 
SUCH PLANS MAY BE MODIFIED TO CONFORM TO VILLAGE 
CODES AND ORDINANCES.  

2. MINOR DEVELOPMENTS THAT REQUIRE ADMINISTRATIVE 
APPROVAL ONLY: 

A. PROPOSED DEVELOPMENT ON APPROVED BUILDING PADS 
IDENTIFIED IN THE PLANNED DEVELOPMENT CAMPUS 
MASTER PLAN WHERE THE OVERALL BUILDING HEIGHT IS 
NO MORE THAN 50 FEET. 

B. CHANGES TO SQUARE FOOTAGE OF PRE-APPROVED 
BUILDING PADS PROVIDED THE OVERALL DEVELOPMENT 
FLOOR AREA RATIO (FAR) AND BULK REQUIREMENTS ARE 
MET AS IDENTIFIED IN THE PLANNED DEVELOPMENT 
CAMPUS MASTER PLAN.  

C. ADDITIONS TO EXISTING BUILDING THAT MEET SETBACK 
AND HEIGHT RESTRICTIONS AS IDENTIFIED BY THE 
PLANNED DEVELOPMENT CAMPUS MASTER PLAN 

D. DEMOLITION OF EXISTING BUILDINGS. 
E. REMOVAL AND/OR EXPANSION OF EXISTING SURFACE 

PARKING LOTS WHICH MEET SETBACK AND HEIGHT 
RESTRICTIONS AS IDENTIFIED BY THE PLANNED 
DEVELOPMENT CAMPUS MASTER PLAN. 

3. MAJOR DEVELOPMENT THAT WOULD REQUIRE PLAN 
COMMISSION REVIEW AND VILLAGE COUNCIL APPROVAL: 

A. PROPOSED DEVELOPMENT ON APPROVED BUILDING PADS 
IDENTIFIED IN THE PLANNED DEVELOPMENT CAMPUS 
MASTER PLAN OR BUILDING ADDITIONS WHERE HEIGHT IS 
OVER 50 FEET. 

B. PROPOSED DEVELOPMENT ON BUILDING PADS NOT 
IDENTIFIED ON THE PLANNED DEVELOPMENT CAMPUS 
MASTER PLAN 

C. PROPOSED DEVELOPMENT ON AREAS IDENTIFIED AS 
PERMANENT OPEN GREEN SPACE.  

D. PROPOSED DEVELOPMENT WITHIN SPECIAL 
MANAGEMENT AREAS INCLUDING FLOODWAYS, FLOOD 
PLAINS, WETLANDS AND LOCALIZED POOR DRAINAGE 
AREAS. 



E. PROPOSED DEVELOPMENT THAT DOES NOT MEET THE 
SETBACK, HEIGHT OR OTHER BULK RESTRICTIONS 
IDENTIFIED ON THE PLANNED DEVELOPMENT CAMPUS 
MASTER PLAN. 

F. ANY PROPOSED DEVELOPMENT DEEMED BY THE 
COMMUNITY DEVELOPMENT DIRECTOR THAT DOES NOT 
MEET THE SPIRIT AND INTENT OF THE PLANNED 
DEVELOPMENT CAMPUS MASTER PLAN. 

4. THE AUDITORIUM AND CLASSROOM BUILDING SHALL 
SUBSTANTIALLY CONFORM TO THE STAFF REPORT DATED 
MARCH 26, 2012 AND WITH PRELIMINARY ENGINEERING PLANS 
AND STORMWATER REPORT PREPARED BY MACKIE 
CONSULTANTS, LLC DATED JANUARY 25, 2012, ARCHITECTURAL 
PLANS, ELEVATIONS AND SITE PLANS PREPARED BY DWL 
ARCHITECTS & PLANNERS, INC. DATED JANUARY 25, 2012 EXCEPT 
SUCH PLANS MAY BE MODIFIED TO CONFORM TO VILLAGE 
CODES AND ORDINANCES. 

5. THE PROPOSED AUDITORIUM AND CLASSROOM 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.   

6. THE PROPOSED AUDITORIUM AND CLASSROOM 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. 

 
SECONDED BY MR. WAECHTLER.  ROLL CALL: 
 
AYE: MR. COZZO, MR. WAECHTLER, MR. BEGGS, MR. HOSE, 

MR. WEBSTER, CHAIRMAN JIRIK 
NAY: NONE 
 
MOTION CARRIED.  VOTE:  6-0 
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