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VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION MEETING 

PUBLIC HEARING 
 

JULY 2, 2012, 7:00 P.M. 
 
 
Chairman Jirik called the July 2, 2012 meeting of the Plan Commission to order at 7:00 p.m. and 
asked for a roll call:  
 
PRESENT: Chairman Jirik, Mr. Beggs, Mr. Hose, Mr. Matejczyk, Mrs. Rabatah, Mr. Webster 
 
ABSENT:  Mr. Cozzo, Mr. Quirk, Mr. Waechtler 
 
STAFF  PRESENT:  Community Development Planning Manager Jeff O’Brien and Planners 

Stan Popovich and Damir Latinovic; Public Works Asst. Dir. Stan Balicki 
 
VISITORS: David and Megan Altholz, 4711 Northcott, Downers Grove, Jenna Niebauer, 4705 

Northcott, Downers Grove; Brad Kreifels-Morerson, 4717 Northcott, Downers Grove; 
Matthew Horner, Greenscape Homes, LLC, 4355 Weaver Parkway, Warrenville, IL 60555 

 
Chairman Jirik led the Plan Commissioners in the recital of the Pledge of Allegiance.   
 
APPROVAL OF THE JUNE 4, 2012 MINUTES 
 
MINUTES OF THE JUNE 4, 2012 MEETING WERE APPROVED, AS PRESENTED, ON 
MOTION BY MR. HOSE.  SECONDED BY MRS. RABATAH.  MOTION CARRIED BY 
VOICE VOTE OF 4-0-2. (MR. BEGGS AND MR. MATEJCZYK ABSTAIN) 
 
Chairman Jirik reviewed the protocol for the public hearing.   
 
File PC-37-11  A petition seeking special use approval to permit an automobile service station for 
fuel sales at a public facility.  The property is located at the northeast corner of Walnut Avenue and 
Curtiss Street, commonly known as Downers Grove Public Works Building, 5101 Walnut Avenue, 
Downers Grove, Illinois (PINs 08-12-300-001, 08-12-300-002, 08-12-300-003, 08-12-300-008 and 
08-12-112-003); Village of Downers Grove, Petitioner and Owner.   
 
Chairman Jirik swore in those individuals who would be speaking on the above petition.   
 
Mr. Jeff O’Brien, summarized that the Village was requesting to open its alternative fueling facility 
at the Public Works facility for the general public, located at the northeast corner of Curtiss and 
Walnut Avenue,  The site was currently zoned M-1 Light Manufacturing and was approximately 
3.8-acres in size.  Mr. O’Brien reported that a Special Use was required to open such facilities to the 
public and that compressed natural gas (“CNG”) would be sold with the possibility of other 
alternative fuels being sold in the future.   
 
He explained the pumps already existed and were being opened to the public due to a grant received 
by the Village in 2010 from the U.S. Department of Energy.  Currently, the pumps fueled the 
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Village’s fleet of vehicles, along with other public agencies’ fleets, under intergovernmental 
agreements. 
 
No major changes were planned for the site, except for the installation of a credit card reader on the 
pump, and limiting fuel pumping to when staff is at the facility, which is generally between the 
hours of 4:30 a.m. to 12:00 a.m. Monday through Friday and from 7:30 a.m. to 3:30 p.m. on 
Saturdays and Sundays.   
 
Mr. O’Brien reviewed how the petition complied with the Village’s Comprehensive Plan and 
Zoning Ordinance and noted that the Public Works building was an existing facility and it would 
have minimal impact on the surrounding area.  The M-1 zoning district permitted service stations as 
a Special Use.  Mr. O’Brien provided an overview of the traffic impacts.  He noted typical gas 
stations with convenience stores generate 13 to 15 trips per fueling position, whereas, the proposed 
trips for the CNG fuel were estimated at less than one trip per fueling position during peak hours.  
Two pumps would be available to the public.  No new truck traffic would be generated to the site 
because the natural gas would be delivered via underground pipeline.  
 
Overall, Mr. O’Brien explained that the standards for the Special Use were met for this petition.  He 
noted the facility existed and the only change would be a minor increase in traffic to the site.  
However, staff was of the opinion that the impact would be offset because the pumps provided a 
“public good” by providing an alternative fueling source to the community, which is not currently 
being provided by the private market.  The proposal also met the performance standards of Section 
28.1018.  Staff recommended approval of the Special Use with the conditions listed in its report.    
 
Mr. Stan Balicki, Assistant Director of Public Works - Operations, was introduced.  
 
Mr. Matejczyk asked staff to explain what safety issues and/or training would take place with the 
pumping of CNG, wherein Mr. O’Brien explained that the Village was requiring anyone who used 
the Village’s facility enter into an operating agreement and receive some form of training to fuel 
their car and to shut off the pumps.  Again, he reminded the Commissioners that the hours of 
operation would be limited to the hours that staff was on duty.   
 
Mr. Balicki responded by explaining the process for filling up a vehicle was similar to the use of a 
gas grill.  As to basic training, he explained that the Village would have to work with the staff of 
private fleets and provide safety measures, etc.  An access key would also be provided to specific 
users.  As far as the general public using the fuel pump, Mr. Balicki explained there were basic 
instructions located on the pump itself.  Additional shut-off mechanisms existed should a vehicle 
just take off and not properly disconnect the hose.  Mr. Balicki clarified that the grant required the 
Village provide public access to the pumps.   
 
Mr. O’Brien explained the Village was merely complying with the terms of the grant and it was not 
the Village’s intent to compete with private fuel providers.  He noted the Village would likely have 
to re-evaluate public access if CNG became readily available at private gas stations. 
 
Mr. Beggs voiced concern about the appropriateness of the Village spending its tax money for the 
business of selling fuel and did not believe it was this Commission’s jurisdiction. He would exclude 
that portion from his consideration.  
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Mr. Matejczyk asked whether an out-of-state individual would have to enter into an operating 
agreement prior to filling up. 
 
Mr. Balicki explained it was dependent upon the true public access versus a limited shared access of 
the station.  He could not confirm how training would be provided to individuals, other than 
providing instructions at the pump.  Mr. Balicki explained that the pump could be deactivated at any 
time but deactivating depended upon what other Village operations were on-going and if staff was 
present.  Since other corporate fleet operators were interested in the fueling, Mr. Balicki surmised 
that the larger trucks (Class 7/8 or cargo vans) would be using the facility and probably not 
passenger vehicles.  He was not aware of anyone with a mobile storage sphere that would be fueling 
up.   
 
Asked if the Village would need additional approval to sell E85, gasoline, or another fuel, 
Mr. O’Brien responded that the condition staff was recommending be limited to alternative fuels, 
excluding E85, gasoline, and diesel, as those fuels could be currently purchased at a gas station.  
The Village’s goal was not to compete with private market and there were no plans to advertise the 
CNG fuel.  Most residential phone inquiries received, Mr. Balicki stated, were from people who 
were interested in purchasing a CNG vehicle but wanted to hold off until a location to fuel was 
determined.  Mr. Balicki reported that there were 25 stations within a 25-mile radius of the Village.  
He went on to explain only five of those stations provided public access and the nearest locations 
were in Des Plaines, Cicero and Chicago.   
 
Mrs. Rabatah expressed concerns about traffic eventually becoming an issue around the facility if 
there was suddenly an interest in the CNG fuel.   
 
Mr. Balicki discussed the reluctance of stations using CNG fuel in the region, as a whole.  Instead, 
he pointed out that the fuel was being used more by fleets versus individual vehicle owners, since 
geographic location of CNG stations was limited for individual drivers.   
 
Mr. Matejczyk asked if the fuel was being subsidized by the Village.   
 
Mr. Balicki emphasized that the CNG fuel has been a financial positive for the Village.  Details on 
the savings followed. 
 
Chairman Jirik then confirmed with Mr. Balicki that the fueling equipment and nearby instructions 
would eventually become a matter of standard practice to ease concerns.  Mr. Balicki added that, 
eventually, staff would collaborate with individual stations who sell CNG to the public to refine the 
training/safety instructions.   
 
Chairman Jirik opened up the meeting to public comment and swore in Ms. Niebauer. 
 
Ms. Jenna Niebauer, 4705 Northcott Avenue, felt the above petition was a waste of taxpayer money 
and felt traffic would eventually become an issue in the future.  
 
There being no further public comments, public comment was closed.   
 
Chairman Jirik confirmed with staff that the Village was receiving a grant to assist with the CNG 
fueling and that the Village was not subsidizing the fuel by the taxpayers.  Additionally, the Village 
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was promoting a clean fuel.  Wherein, Mr. Balicki summarized that the process would be a positive 
toward the operation of the facility and that the price of the fuel would cover all costs associated 
with fueling at the facility.   No further questions followed by the commissioners. 
 
Mr. O’Brien had no further comments and waived the Village’s right to a closing statement.   
 
WITH RESPECT TO FILE PC 37-11, MR. MATEJCZYK MADE A MOTION THAT THE 
PLAN COMMISSION MAKE A POSITIVE RECOMMENDATION TO THE VILLAGE 
COUNCIL REGARDING THIS PETITION SUBJECT TO THE FOLLOWING 
CONDITIONS: 
 

1. THE FACILITY SHALL ONLY BE OPEN TO THE PUBLIC WHEN PUBLIC 
WORKS STAFF IS ON DUTY. 

2. THE SALE OF FUEL TO THE PUBLIC SHALL BE LIMITED TO ALTERNATIVE 
FUELS SUCH AS COMPRESSED NATURAL GAS.  NO GASOLINE, DIESEL OR 
E85 MAY BE SOLD TO THE PUBLIC. 

3. THE SPECIAL USE SHALL SUBSTANTIALLY CONFORM TO THE STAFF 
REPORT DATED JULY 2, 2012 AND REPORT ATTACHMENTS EXCEPT SUCH 
PLANS MAY BE MODIFIED TO CONFORM TO VILLAGE CODES AND 
ORDINANCES.  

 
SECONDED BY MR. HOSE.   
 
Mr. Beggs, while starting to support the proposal, expressed concern about precedent-setting in 
Ellsworth Park and believed it was up to the Village Council to debate the issue.  However, he still 
voiced concern about the Village getting into retail sales.  Chairman Jirik, personally, believed that 
if the private sector grew for CNG, eventually the Village would probably exit the process.  Also, 
the Village was not profiting from the process and neither were the taxpayers subsidizing it, leaving 
it to the market to decide.   
 
ROLL CALL: 
 
AYE:  MR. MATEJCZYK, MR. WEBSTER, MR. BEGGS, MR. HOSE, MRS. RABATAH, 
 CHAIRMAN JIRIK 
NAY: NONE 
 
MOTION CARRIED.  VOTE:  6-0 
 
 
File PC-22-12  A petition seeking approval of a Final Plat of Subdivision to consolidate two 
existing parcels into one lot. The property is located on the east side of Northcott Avenue 
approximately 165 feet south of Chicago Avenue, commonly known as 4711 Northcott Avenue, 
Downers Grove, IL (PIN 09-07-104-011); David and Megan Altholz, Petitioners/Owners.  
 
Chairman Jirik swore in those individuals who would be speaking on the above petition. 
 
Village Planner, Mr. Damir Latinovic, reviewed the petition before the commissioners, again 
reminding them, the petition was for a lot consolidation similar to others in months prior.   An aerial 
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photo of the property was presented on the overhead.  Currently the R-3 zoned property consisted of 
two parcels which sat vacant.  One parcel was 60 feet wide while the adjacent one was 15 feet wide 
to the north of the first parcel.  Total square footage equaled 15,175 sq. feet.  The petitioner was 
seeking a final plat of subdivision to combine the two parcels into one lot. 
 
The lot, as summarized by Mr. Latinovic, was affected by the Locally Poor Drainage Area (the 
“LPDA”) and the petitioners were working with the Village staff and engineer to design a home that 
meets all of the requirements of the Village’s Stormwater Ordinance.  It would be during the 
building permit review process that the requirements of the Stormwater Ordinance for construction 
within the LPDA would be reviewed closely. The new home will meet all requirements of Village’s 
Stormwater Ordinance prior to issuance of the building permit. 
 
No changes to the property were noted on the proposed final plat.  The proposed lot will be 75 feet 
wide by 202 feet deep.  The proposal will meet all requirements of the Comprehensive Plan and the 
Zoning and Subdivision Ordinances.  No exceptions were being requested at this time.   New 
easements will be platted, five feet along the side lot lines and a 10-foot easement along the rear lot 
line.   
 
Per Mr. Latinovic, proper notification was sent to the surrounding neighbors and published 
accordingly in the newspaper as well as on-site.  A couple of phone calls were received from 
neighbors concerning new construction within the LPDA.  Staff believed the proposal met the 
above requirements of the Zoning and Subdivision Ordinances and was consistent with the 
Village’s Comprehensive Plan.  Staff recommended approval of the petition, subject to the one 
condition listed in its staff report.  
 
Mr. Matejczyk, who lives in the area, discussed the history of the area, noting a survey was done 
some years ago by a neighbor.  At that time, the surveyor discovered that the outflow for the low 
area existed between the 1539 Chicago Ave and 4700 Northcott Ave addresses.  Additionally, some 
filling was done in the area, which resulted in, as he understood it, flooding.  He asked staff to 
explain the restrictions for the LPDA as his concern was about flooding too. 
 
Mr. Latinovic reported that the Stormwater Ordinance is updated periodically.  He asked that more 
specific questions from the public are directed to the Village’s engineer who will review the project 
when they apply for the building permit.  He explained that the petitioner’s home would be 
constructed on caseons with no basement to reduce the amount of fill placed on the property. The 
home will have to meet the maximum height restriction. Per the Ordinance, the petitioner will have 
to provide on-site compensatory storage 110% of the fill placed on site and the home will be 
elevated above the flood level elevation.   
 
Chairman Jirik invited the petitioner to speak. 
 
Mr. David Altholz, 4711 Northcott, introduced himself and his wife, Megan.  He reported that when 
he and his wife purchased the property they found out the property consisted of two separate lots 
and they wanted to construct a home that took advantage of the full 75 feet width.  He confirmed he 
and his wife were aware that it was an LPDA area and were working with their engineer and 
Village staff on construction of a home that would not impact the surrounding homes with 
stormwater as is required by the Stormwater Ordinance.   
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No commissioner questions followed.  Chairman Jirik opened up the meeting to public comment.   
 
Mr. Brad Kreifels-Morerson, 4717 Northcott, stated his home was the home that flooded.  He 
voiced concern on where the water would go and how it would dissipate.  He did not see how the 
home was similar to the homes in the area since he knew of no other homes placed on caseons. 
 
Ms. Jenna Niebauer, 4705 Northcott, supported the consolidation if it was workable, but expressed 
concern about flooding and the movement of water.  She currently used a pump in her yard in order 
to keep her neighbor from flooding.  A few years prior she considered purchasing the petitioner’s 
lot but was told by engineers that it was not possible to build on it.   
 
Per Chairman Jirik’s request, Mr. O’Brien walked through the steps an owner takes when 
constructing a single lot development in a LPDA prior to building permit and noted that two 
engineering requirements would be considered:  1) how much fill is being placed in the LPDA; and 
2) is there compensatory storage being provided in the LPDA.  Details followed.   
 
Hearing no other public comment, Chairman Jirik closed public participation.  Commissioners had 
no further questions.   The petitioner waived his closing statement.   
 
Mr. Matejczyk stated he looked forward to having a nice home constructed on the property but 
stated it would be a challenge from an engineering perspective. 
 
WITH RESPECT TO FILE PC-22-12, MR. HOSE RECOMMENDED THAT THE PLAN 
COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE VILLAGE 
COUNCIL SUBJECT TO THE FOLLOWING CONDITION: 
 

1. THE FINAL PLAT OF SUBDIVISION SHALL SUBSTANTIALLY CONFORM 
TO 4711 NORTHCOTT SUBDIVISION PLAT PREPARED BY HAEGER 
ENGINEERING LLC., DATED MAY 23, 2012 EXCEPT AS SUCH PLAT MAY 
BE MODIFIED TO CONFORM TO THE VILLAGE CODES AND 
ORDINANCES.  

 
SECONDED BY MR. MATEJCZYK.  ROLL CALL: 
 
AYE: MR. HOSE, MR. MATEJCZYK, MR. BEGGS, MRS.  RABATAH, MR. WEBSTER, 
 CHAIRMAN JIRIK 
NAY: NONE 
 
MOTION CARRIED.  VOTE: 6-0 
 
 
File PC-23-12  A petition seeking approval of a Final Plat of Subdivision to consolidate two 
existing parcels into one lot. The property is located on the south side of Otis Avenue approximately 
175 feet west of Fairview Avenue, commonly known as 415 Otis Avenue, Downers Grove, IL (PIN 
09-05-420-009); Keith Neumann, Greenscape Homes, Petitioners/Owners. 
 
Chairman Jirik swore in those individuals who would be speaking on the above petition. 
 



APPROVED 8/6/12 
 

PLAN COMMISSION  JULY 2, 2012 7

Village Planner, Mr. Stan Popovich, walked through the petition, summarizing that the petitioner 
was seeking a plat of subdivision to consolidate two lots (30 feet wide x 132 feet deep) into one lot 
of record, creating a total lot of 7,920 sq. feet.  The existing single family home and detached 
garage would be razed for future construction of a single-family home over the common lot line.  
The proposal was in line with the Village’s Comprehensive Plan and Zoning Ordinance since the 
square footage was within the R-4 requirements for lot width and depth.  Appropriate easements 
were proposed to meet the requirements of the Subdivision Ordinance. 
 
Per Mr. Popovich, proper notification was sent to the surrounding neighbors and published in the 
newspaper and on-site.  Two telephone inquiries were received by staff seeking general information 
about the proposal.  Staff believed the proposal met the requirements of the Subdivision and Zoning 
Ordinance and was consistent with the Comprehensive Plan.  Staff recommended that the Plan 
Commission forward a positive recommendation to the Village Council including staff’s one 
condition listed in its staff report. 
 
No questions followed.  The petitioner was invited to speak. 
 
Mr. Matthew Horner, Greenscape Homes, stated he plans to demolish the existing home and garage 
on the two lots, combine the two lots, and then construct a new home.   
 
No questions followed.  Chairman Jirik invited the public to speak.  No public comments followed.  
Chairman Jirik declared public participation complete.  Mr. Horner waived his closing statement.  
No commissioner comments followed and a motion was entertained by the chairman. 
 
WITH RESPECT TO FILE PC-23-12, MR. HOSE MADE A MOTION THAT THE PLAN 
COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE VILLAGE 
COUNCIL, SUBJECT TO THE CONDITION BELOW: 
 

1. THE FINAL PLAT SHALL SUBSTANTIALLY CONFORM TO THE FINAL 
PLAT OF SUBDIVISION OF POLLOCK SUBDIVISION PREPARED BY 
HARRINGTON LAND SURVEYING, INC. AND ATTACHED TO THE STAFF 
REPORT, EXCEPT AS SUCH PLAT MAY BE MODIFIED TO CONFORM TO 
THE VILLAGE CODES AND ORDINANCES.  

 
SECONDED BY MRS. RABATAH:  ROLL CALL: 
 
AYE: MR. HOSE, MRS.  RABATAH, MR. MATEJCZYK, MR. BEGGS, MR. WEBSTER, 
 CHAIRMAN JIRIK 
NAY: NONE 
 
MOTION CARRIED.  VOTE: 6-0 
 
 
Mr. O’Brien said he expects to have one item on next month’s agenda but he would confirm first.  
He reminded commissioners to take their Open Meetings Act and FOIA training and would confirm 
if training was necessary for both.  Also, he referenced the checklist in the commissioners’ packets, 
which was for their personal use.  Mrs. Rabatah appreciated the checklist.  Chairman Jirik also 
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agreed the checklist was put together very nicely and emphasized the importance of using the 
checklist’s objective criteria for a clearer/cleaner record to send to the Village Council.   
 
THE MEETING WAS ADJOURNED AT 8:27 P.M. ON MOTION BY MR. WEBSTER, 
SECONDED BY MRS. RABATAH.  MOTION CARRIED BY VOICE VOTE OF 6-0. 
 
/s/ Celeste K. Weilandt  
            Celeste K. Weilandt 
 (As transcribed by MP-3 audio) 
 


