
ITEM ORD 2014-6004

VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

Special Use for a personal vehicle repair and maintenance facility at 
2300 Wisconsin Avenue

Stan Popovich
Planning Manager

SYNOPSIS

A special use ordinance has been prepared to permit a personal vehicle repair and maintenance facility at 
2300 Wisconsin Avenue Units 301 & 302.

STRATEGIC PLAN ALIGNMENT
The goals for 2011-2018 include Strong, Diverse Local Economy.

FISCAL IMPACT 
n/a

RECOMMENDATION
Approval on the January 13, 2015 active agenda per the Plan Commission’s unanimous recommendation.  
The Plan Commission found that the proposal is an appropriate use in the district, compatible with the 
Comprehensive Plan and meets all standards for approval of a Special Use found in Section 28.12.050. No 
public comments were made at the Plan Commission meeting or received in advance.  

BACKGROUND
The petitioner is requesting approval of a Special Use to expand an existing research and development based 
business to include personal vehicle repair and maintenance services at 2300 Wisconsin Avenue Units 301 & 
302. The property is zoned M-1, Light Manufacturing district and the proposed use is permitted as a Special 
Use in the M-1 district.  

The petitioner currently operates a research and development business out of 1,923 square foot Unit 301.  
The company researches and develops suspension components for non-street legal vehicles/racecars.  The 
petitioner is proposing to expand the services of his business to include Unit 302 and to offer installation, 
fabrication and maintenance of suspension parts to non-street legal vehicles. The petitioner does not provide 
automotive services to vehicles that are commonly found on streets.  The installation of suspension 
components on racecars is classified as “personal vehicle maintenance and repair”.  

The petitioner is not proposing any exterior modification which would affect the bulk regulations of the 
Zoning Ordinance. However, the proposed use will require 10 off-street parking spaces.  At this time, there is 
sufficient parking to accommodate such use. Staff will continue to monitor the parking requirements for the 
overall 2300 Wisconsin Avenue development as the remaining vacant units are occupied.  

The proposal is consistent with the Comprehensive Plan which designates the property as light 
industrial/business park.  Additionally, the Comprehensive Plan calls for the Ellsworth Industrial Park to be 
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used for research and development and to expand existing businesses.  The proposed use meets both of these 
goals.

ATTACHMENTS
Ordinance
Aerial Map
Staff Report with attachments dated December 1, 2014
Draft Minutes of the Plan Commission Hearing dated December 1, 2014
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Special Use-2300 Wisconsin
PC- 36-14

ORDINANCE NO. ________

AN ORDINANCE AUTHORIZING A SPECIAL USE TO PERMIT 
A PERSONAL VEHICLE REPAIR AND MAINTENANCE FACILITY 

AT 2300 WISCONSIN AVENUE UNITS 301 & 302

WHEREAS, the following described property, to wit:

Lot 1 in Frank Lopata Resubdivision of Lots 10, 11 and 12 in the Resubdivision of Lots 8 to 13 
inclusive in Ellsworth Park Unit 3, and Lot 24 in Ellsworth Park Unit 5 in the east half of the 
southwest quarter of Section 12, and the north half of the southeast quarter of Section 12, 
Township 38 North, Range 10 East of the third principal meridian, according to the plat of said 
Frank Lopata Resubdivision recorded August 13, 1965 as Document R65-30445, in DuPage 
County, Illinois.

Commonly known as 2300 Wisconsin Avenue, Units 301 & 302, Downers Grove, IL 60515 (PIN 
08-407-006)

(hereinafter referred to as the "Property") is presently zoned "M-1, Light Manufacturing District" under 
the Comprehensive Zoning Ordinance of the Village of Downers Grove; and 

WHEREAS, the owner of the Property has filed with the Plan Commission, a written petition 
conforming to the requirements of the Zoning Ordinance, requesting that a Special Use per Section 
12.050 of the Zoning Ordinance be granted to permit a personal vehicle repair and maintenance facility at 
2300 Wisconsin Avenue, Units 301 & 302; and, 

WHEREAS, such petition was referred to the Plan Commission of the Village of Downers Grove 
on December 1, 2014, and said Plan Commission has given the required public notice, has conducted a 
public hearing respecting said petition and has made its findings and recommendations, all in accordance 
with the statutes of the State of Illinois and the ordinances of the Village of Downers Grove; and, 

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

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

1. that the proposed use is expressly authorized as a special use in the district in which it is 
to be located;

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

3. that the proposed use will not, in the particular case, be detrimental to the health, safety, 
or general welfare of persons residing or working in the vicinity or be injurious to 
property values or improvements in the vicinity.

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

ORD 2014-6004 Page 3 of 21



SECTION 1.  That a Special Use of the Property is hereby granted to permit a personal vehicle 
repair and maintenance facility at 2300 Wisconsin Avenue, Units 301 & 302 within the M-1 zoning 
district. 

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

1. The Special Use shall substantially conform to the staff report, plans and documents attached to 
the staff report dated December 1, 2014, except as such plans may be modified to conform to the 
Village codes and ordinances;

2. The Special Use is limited to the research, development, installation and development of 
suspension related components for race cars. The petitioner shall not service vehicles that are not 
race vehicles;

3. No vehicles may be test driven on the subject property or in the surrounding areas; and

4. The use is allowed a maximum of three total service bays.

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

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

____________________________________
Mayor

Passed:
Published:
Attest:                               

Village Clerk

1\wp\ord.15\SU-2300-Wisconsin-AutoRepair-PC-36-14
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VILLAGE OF DOWNERS GROVE
REPORT FOR THE PLAN COMMISSION

DECEMBER 1, 2014 AGENDA

SUBJECT:                                         TYPE:                                     SUBMITTED BY:

PC 36-14 
2300 Wisconsin Avenue 
Units 301 & 302 

Special Use for Personal Vehicle 
Repair and Maintenance 

Patrick Ainsworth 
Planner

REQUEST
The petitioner is requesting approval of a Special Use to operate a personal vehicle repair and maintenance 
business at 2300 Wisconsin Avenue. 

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

GENERAL INFORMATION

OWNER: MacNeil Real Estate Holdings 
1 MacNeil Court 

 Bolingbrook, IL 60440 

APPLICANT: Timothy Olsen 
 Olsen Motor Sports 

2300 Wisconsin Avenue Unit 301 
 Downers Grove, IL 60515 

PROPERTY INFORMATION

EXISTING ZONING: M-1, Light Manufacturing 
EXISTING LAND USE: Light Industrial Building
PROPERTY SIZE: 5.07 acres 
PINS:   08-12-407-006 

SURROUNDING ZONING AND LAND USES
  ZONING    FUTURE LAND USE
NORTH: M-1, Light Manufacturing  Light Industrial / Business Park 
SOUTH: M-1, Light Manufacturing   Light Industrial / Business Park 
EAST: M-1, Light Manufacturing & 

ORM, Office, Research & Manufacturing Light Industrial / Business Park
WEST: M-1, Light Manufacturing  Light Industrial / Business Park 
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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. Floor Plan Layout 
5. Photos 

PROJECT DESCRIPTION
The petitioner is requesting approval of a Special Use to operate a Personal Vehicle Repair and 
Maintenance business at 2300 Wisconsin Avenue, Units 301 & 302. The property is zoned M-1, Light 
Manufacturing. The proposed use is an allowable Special Use in the M-1 district. 

The subject units are part of a larger development which was approved by Village Council in 2012 
(Ordinance #5265) and was constructed in 2013 and 2014.  Specifically, 2300 Wisconsin Avenue consists 
of three light industrial buildings with 55 units, cumulatively totaling 91,250 square feet with 147 off-
street surface parking spaces (See attached Site Plan). The off-street parking spaces are not assigned to 
any individual space.   

The petitioner is currently operating a research and development business out of 1,923 square foot Unit 
301.  The petitioner is a high end motorsport suspension engineering based business which researches and 
develops suspension components for non-street legal vehicles.  Currently, the petitioner services 
suspension parts, but does not offer installation services at this location.  The petitioner is proposing to 
expand the services of his business to offer installation, fabrication and maintenance of suspension parts 
to non-street legal vehicles as well as provide indoor vehicle storage for similar vehicles.  At no time does 
the petitioner provide automotive services to vehicles that are commonly found on streets.  The 
installation of the suspension components falls under the Downers Grove Zoning Ordinance land use 
classification of “personal vehicle maintenance and repair”.  The use of indoor vehicle storage is 
considered an accessory use to the primary use of research, development and installation of suspension 
components.   

The petitioner is proposing to expand the business to include Unit 302. Unit 302 is 1,593 square feet in 
size which will total 3,516 square feet of space for this business.  More specifically, the petitioner is 
proposing to service his client’s vehicles inside of Unit 301 and offer indoor vehicle storage inside of Unit 
302. The petitioner will also store equipment related to his business in both units (See attached Floor 
Plans). While the petitioner proposes to operate his business out of both spaces, he does not have 
intentions to internally connect the spaces at this time.  Note, personal vehicle maintenance and repair 
services must adhere to specific operational regulations under Section 6.100 of the Downers Grove 
Zoning Ordinance.  Those regulations include all repairs and service activities must be conducted within a 
completely enclosed building and no outside storage is allowed, except for customer vehicles waiting to 
be repaired or waiting for pick up.  

COMPLIANCE WITH THE COMPREHENSIVE PLAN
The Comprehensive Plan designates the land use of the property as light industrial/business park, which 
primarily includes uses dedicated to design, assembly, processing, packaging, storage and transportation 
of products.  The Plan also notes the Ellsworth Industrial Park should be used for research and 
development purposes. Currently, the petitioner tests and enhances auto-parts for racing vehicles which is 
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consistent with the land use and goals for light industrial/business park.  Additionally, the Comprehensive 
Plan places an emphasis on expanding existing businesses in the Ellsworth Industrial Park.  The 
petitioner’s proposed business expansion will be increasing services to a specific clientele and will be 
reducing overall vacancy.  Staff finds that the proposed use will be compatible with neighboring land 
uses. The proposed use is consistent with the Comprehensive Plan. 

COMPLIANCE WITH THE ZONING ORDINANCE
The 2300 Wisconsin Avenue property is zoned M-1, Light Manufacturing. Per Section 5.010 of the 
Zoning Ordinance, personal vehicle maintenance and repair is an allowable Special Use. There are no 
exterior modifications proposed with the petitioner’s application.  Therefore, there are no bulk regulations 
to evaluate.   

With regards to evaluating required off-street parking, the petitioner’s application states that Unit 301 will 
hold up to three vehicles service bays. The petitioner is proposing to store vehicles and equipment inside 
of Unit 302.  As such, the required off-street parking requirements are calculated as follows: 

Unit Proposed Use Required Parking Per Zoning Ordinance 
Sections 28.7.030 & 7.130 

#301
Research/Development & Personal 
Vehicle Maintenance and Repair 

Three parking spaces required for three 
services bays and 

Six parking spaces required for stacking 

#302
Vehicle Storage and Equipment 
Storage  

One parking space required for 1,593 s.f. of 
space for storage and warehousing vehicles 

Total Number of Required Parking Spaces 10 Parking Spaces

Per the table shown above, 10 off-street parking spaces are required for these two particular spaces.  This 
is a more intense land use resulting in an average requirement of five off-street parking spaces per unit for 
the proposed business whereas the average number of parking spaces typically provided to each unit in 
this development is 2.67 spaces.  However, it is anticipated that the remaining uses will contain a mix of 
businesses varying from storage/warehousing, artisan industrial, light industrial and professional offices. 
All of the aforementioned land uses have less intensive off-street parking requirements. Moreover, there 
are opportunities for the petitioner to accommodate parking inside Unit 302 to satisfy the stacking
requirement. Staff finds that the amount of parking for this proposed use is satisfied as there are no other 
uses currently occupying any other unit.  Staff will continue to monitor the required amount of off-street 
parking spaces as each unit is permitted and occupied. 

ENGINEERING/PUBLIC IMPROVEMENTS
There are no exterior modifications proposed with this application. Therefore, there are no public 
improvements proposed or required. 

PUBLIC SAFETY REQUIREMENTS
The Fire Prevention Division of the Fire Department has reviewed the application and has no concerns.

NEIGHBORHOOD COMMENT
Notice was provided to all property owners 250 feet or less from the property line in addition to posting 
the public hearing sign and publishing a legal notice in the Downers Grove Suburban Life.  Staff has not 
received any comments regarding the proposal at this time. 

FINDINGS OF FACT
The applicant is requesting a Special Use approval for a personal vehicle repair and maintenance facility.  
The proposed use meets the standards for granting a Special Use as outlined below: 
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Section 28.12.050.H Approval Criteria 
No special use may be recommended for approval or approved unless the respective review or decision-
making body determines that the proposed special use is constituent with and in substantial compliance with 
all Village Council policies and plans and that the applicant has presented evidence to support each of the 
following conclusions: 

1. That the proposed use is expressly authorized as a Special Use in the district in which it is to be located;   
The property is located in the M-1, Light Manufacturing zoning district. Under Section 5.010 of the 
Zoning Ordinance, personal vehicle repair and maintenance is listed as an allowable Special Use in the 
M-1 zoning district. This standard has been met. 

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

 The proposed use will allow the petitioner to expand the services of the existing business and allow for 
him to expand into the adjacent vacant space.  The proposed use is in the interest of public convenience
and will contribute to the general welfare of the area as there is no business that offers the specific
research, development and testing services that the petitioner is proposing inside of the Ellsworth
Industrial Park.  The petitioner’s proposed use will meet various Comprehensive Plan goals including the
expansion of an existing business and by targeting contemporary industrial users. This standard has been
met. 

3. That the proposed use will not, in the particular case, be detrimental to the health, safety or general
welfare of persons residing or working in the vicinity or be injurious to property values or improvements
in the vicinity.  

 The proposed use will not be detrimental to the health, safety or general welfare of persons residing in or 
working in the vicinity and will not be injurious to property values or improvements in the vicinity.  All
activities directly associated with the proposed use will be conducted inside of the building.  Moreover,
specific conditions will be placed on the subject units to ensure that there will be no secondary impacts
which will be detrimental to the health, safety or general welfare of the public. This standard has been
met. 

RECOMMENDATIONS

The proposal is consistent and compatible with the Comprehensive Plan and surrounding zoning and land 
use classifications. Based on the findings listed above, staff recommends the Plan Commission make a 
positive recommendation to the Village Council regarding PC 36-14 subject to the following conditions: 

1. The Special Use shall substantially conform to the staff report, plans and documents attached to 
this report except as such plans may be modified to conform to the Village codes and ordinances; 

2. The Special Use is limited to the research, development, installation and development of 
suspension related components for race cars. The petitioner shall not service vehicles that are not 
race vehicles; 

3. No vehicles may be test driven on the subject property or in the surrounding areas; and 
4. The use is allowed a maximum of three total service bays. 
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Staff Report Approved By: 

___________________________ 
Stanley J. Popovich, AICP 
Planning Division Manager 
SP:pa 
-att 

P:\P&CD\PROJECTS\PLAN COMMISSION\2014 PC Petition Files\PC-36-14 - 2300 Wisconsin - Special Use - Personal Vehicle Repairs and 
Maintenance\Staff Report PC-36-14.doc 
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DRAFT 

PLAN COMMISSION  DECEMBER 1, 2014 1

VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION MEETING 

PUBLIC HEARING 

DECEMBER 1, 2014, 7:00 P.M. 

Chairperson Urban called the December 1, 2014 meeting of the Downers Grove Plan Commission 
to order at 7:00 p.m. and led the Plan Commissioners and the public in the recital of the Pledge of 
Allegiance.   

ROLL CALL:  

PRESENT: Chairperson Urban, Mr. Quirk, Mrs. Rabatah, Mr. Rickard, Mr. Waechtler
Mr. Webster  

ABSENT:   Mr. Bassler, Mr. Cozzo, Davenport, Mr. Matejczyk (ex-officios Menninga, Souter) 

STAFF:  Development Dir. Stan Popovich and Planner Patrick Ainsworth 

VISITORS: Petitioner Mr. Timothy Olson, 2300 Wisconsin Ave., Downers Grove 

APPROVAL OF NOVEMBER 3, 2014 MINUTES 

MINUTES OF THE NOVEMBER 3, 2014 MEETING WERE APPROVED WITH A 
FORMAL CONSENSUS BY THE COMMISSIONERS.  (MR. WAECHTLER AND 
MR. QUIRK ABSTAIN.) 

PUBLIC HEARINGS: 

Chairperson Urban reviewed the protocol for the meeting and swore in those individuals that would 
be speaking on the following petition: 

FILE PC36-14:  A petition seeking approval of a Special Use to open a personal vehicle repair and 
maintenance business in the M-1, Light Manufacturing zoning district.  The property is located on 
the north side of Wisconsin Avenue, approximately 500 feet west of Belmont Road, commonly 
known as 2300 Wisconsin Avenue, Units 301 and 302, Downers Grove, IL (PIN) 08-12-407-006).  
Timothy Olsen, Petitioner, 2300 Wisconsin LLC, Owner. 

Village Planner, Patrick Ainsworth, identified the location of the proposed site and adjacent zoning 
districts surrounding the site.  The subject property was part of a larger, three-building development. 
Current buildings and parking were also identified. Per Mr. Ainsworth, the petitioner was 
occupying Unit #301 and he wanted to increase his space (using Unit #302) in order to store 
vehicles and provide maintenance for race cars, specifically.  Floor plans for units #301 and #302 
was shown on the overhead.  Mr. Ainsworth pointed out there were currently 54 unoccupied vacant 
units and the petitioner was interested in taking one of those units.  No issues existed with the 
unassigned parking.   
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Mr. Ainsworth stated the proposal met the requirements under the Comprehensive Plan.  However, 
back in 2012, he stated the Plan Commission staff -- at that time -- had indicated it would monitor 
the uses and parking for this development on a case-by-case basis.  Mr. Ainsworth also stated that 
he suggested to the petitioner that some of the required parking for vehicle stacking should be 
parked inside in order to maximize the outside unassigned parking.  

Petitioner, Mr. Timothy Olsen, Olsen Motor Sports, 2300 Wisconsin Avenue, Downers Grove 
shared his background in the professional motor sports industry, specifically to high-end shock 
absorbers.  Details followed.  With the special use request, he stated he was trying to expand his 
business to allow him to work on custom vehicles from around the nation.  His business would not 
take in foot traffic.  He planned to lease the space for three years and if business increased, he 
would look for a permanent location in Downers Grove.  Photos of his shop were presented, noting 
that the Unit #302 building would be used for vehicle storage and light fabrication (small pieces). 

Mr. Waechtler asked if he had another facility around the country, Mr. Olsen mentioned that he has 
a mobile business that he sets up in Daytona Beach occasionally.  Mr. Quirk asked about the noises 
coming from tools or from a vehicle when the bay doors are open, Mr. Olsen explained that the 
vehicles were not driven; they were transported by travel carriers.  Also, the operations will be kept 
indoors for security purposes.  Three employees (including himself) would be working at the 
location.  Hours of operation were from 9:00AM to 5:00PM, Monday through Friday with 
Saturday/Sunday by appointment.  

Per questions from the commissioners, Mr. Olsen indicated that condition No. 3 in the Staff Report 
dated December 1, 2014 did not pose any issue with his business plan.  He owned a 48-foot trailer 
and a 71-foot motor home which was stored off-site, and as required by his lease.   

Based on the testimony received, Chairperson Urban noted that the standards for the Special Use 
were met.  She noted that no other public was present at this time except for the petitioner.   

Mr. Olsen thanked the commissioners and staff for their time.   

Public comment was closed. 

Additional questions/comments were as followed:  1) the use being proposed was a special use in 
that it did not fit “neatly” into any of the categories of the M-1 zoning district and so staff had to 
classify it as “vehicle repair” which was a special use in the M-1 district; 2) the special use would 
remain if the petitioner were to leave after his lease expired, meaning a matching use could come 
into the units and continue the special use; and 3) Mr. Popovich pointed out that staff did not want 
automobile uses in this development which attracted public foot traffic.  He further explained how 
the parking demand for the development would be calculated and monitored as the uses in the 
development arrived.  Per another question by Mrs. Rabatah, the police department was not notified 
of this proposal and, per staff, is typically not.   

Regarding a question about security for the business, Mr. Olsen explained that he had ADT security 
and was fully insured and he chose his location in Downers Grove because he felt it was safe.  

Chairperson Urban closed by stating the petitioner had a solid presentation and business plan; 
Mrs. Rabatah concurred.   
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WITH RESPECT TO FILE PC 36-14, MRS. RABATAH MADE A MOTION THAT THE 
PLAN COMMISSION MAKE A POSITIVE RECOMMENDATION TO THE VILLAGE 
COUNCIL, SUBJECT OT THE FOUR CONDITIONS IN STAFF’S REPORT.   

SECONDED BY MR. QUIRK.  ROLL CALL: 

AYE: MRS. RABATAH, MR. QUIRK, MR. RICKARD, MR. WAECHTLER, 
MR. WEBSTER, CHAIRPERON URBAN 

NAY: NONE 

MOTION CARRIED.  VOTE:  6-0 

NEW BUSINESS 

Per staff, the next plan Commission meeting was scheduled for January 5, 2015.  Some details 
followed regarding the Fresh Thyme agenda item.  Mr. Popovich wished the commissioners a 
Merry Christmas and a Happy New Year.   

THE MEETING WAS ADJOUFRNED AT 7:42 P.M. ON MOTION BY MR. WEBSTER, 
SECONDED BY MR. RICKARD.  MOTION CARRIED BY VOICE VOTE OF 6-0. 

/s/ Celeste K. Weilandt  
            Celeste K. Weilandt 
(As transcribed by MP-3 audio) 
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