
ITEM ORD 2015-6231

VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

Special Use Extension for 715-719 Rogers
Stanley J. Popovich, AICP
Planning Manager

SYNOPSIS

The petitioner is requesting a six-month extension for their Special Use approval for a multi-family 
residential development at 715-719 Rogers Street.

STRATEGIC PLAN ALIGNMENT

The goals for 2011-2018 include Strong and Diverse Local Economy.

FISCAL IMPACT

N/A

BACKGROUND

On May 6, 2014, the Village Council approved a Special Use to permit the construction of a 48-unit 
apartment building at 715-719 Rogers Street.  The property is zoned DT, Downtown Transition.  

Per the Zoning Ordinance, Special Use approvals are valid for a period of one year from the date of the 
adoption of the ordinance unless construction is diligently pursued.  A six-month extension could be granted 
up to twice at the sole discretion of the Village Council. The petitioner did not submit a building permit 
application within one year of the Special Use approval date. 

On May 5, 2015, the petitioner requested the Village Council grant a six-month extension of the Special Use 
approval associated with this development.  The petitioner has been addressing revisions to the stormwater 
regulations and exploring changes in the design of the building prior to submitting for permit.  Based on the 
proposed schedule, the petitioner would continue addressing the stormwater management issues, secure 
financing based on increased construction costs and commence construction by approximately October 1, 
2015.    

ATTACHMENTS

Ordinance
Location Map

UPDATE & RECOMMENDATION
This item was discussed at the June 9, 2015 Council meeting. Staff recommends approval on the June 16, 
2015 Active Agenda.

6/16/20156/16/20156/16/20156/16/20156/16/20156/16/2015
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Petitioner’s request letter dated May 5, 2015
Special Use Documents from 2014
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Special Use Extension
715-719 Rogers

PC-50-13

ORDINANCE NO. _____

AN ORDINANCE AUTHORIZING THE EXTENSION OF A SPECIAL USE TO 
PERMIT A MULTI-FAMILY RESIDENCE AT

715-719 ROGERS STREET TO DECEMBER 16, 2015

WHEREAS, on May 6, 2014, the Village of Downers Grove has previously approved 
Ordinance No. 5382 entitled "An Ordinance Authorizing A Special Use to Permit a Multiple 
Family Residence at 715-719 Rogers Street"; and

WHEREAS, pursuant to the Downers Grove Zoning Ordinance, Section 28.12.050(I), 
"The village council is authorized to extend the expiration period for good cause on up to 2 
separate occasions, by up to 6 months each.  Requests for extensions must be submitted to the 
community development director and forwarded to the village council for a final decision";  

WHEREAS, the owner of the Property has made a request for an extension of the 
improvements authorized under Ordinance No. 5382; and

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

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

SECTION 1.  That the Special Use approval as set forth in Ordinance No. 5382, 
permitting construction of a multiple-family residential dwelling in the Downtown Transition 
Zoning District at 715-719 Rogers Street, is hereby extended to December 16, 2015.  

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

                                                                                     
Mayor

Passed: 
Published:
Attest:                                      

Village Clerk

1\mw\ord.15\SU-715-710-Rogers-Extend
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ITEM  ORD 00-05493

VILLAGE OF DOWNERS GROVE
REPORT FOR THE VILLAGE COUNCIL MEETING

MAY 6, 2014 AGENDA

SUBJECT: TYPE: SUBMITTED BY:

Special Use for a multiple family 
residence at 715-719 Rogers Street 

Resolution
Ordinance
Motion
Discussion Only 

Tom Dabareiner, AICP 
Community Development Director 

SYNOPSIS
A special use ordinance has been prepared for a multiple family residence at 715-719 Rogers Street. 

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

FISCAL IMPACT
N/A

RECOMMENDATION
Approval on the March 18, 2014 active agenda per the Plan Commission’s 7-1 positive recommendation.  
The Plan Commission found that the proposal is an appropriate use for the neighborhood, compatible with 
the Comprehensive Plan and meets all standards for approval of a Special Use found in Section 28.1902 of 
the Zoning Ordinance. 

BACKGROUND
The petitioner proposes to demolish the existing one-story industrial building to construct a six-story (four 
stories of apartments on top and a two story open air parking structure), 48 unit apartment building at the 
southeast corner of Rogers Street and Prospect Avenue. Thirty-two units will be one-bedroom units and 
16 will be two-bedroom units.  Resident vehicular access will be from Prospect Avenue via the restricted 
lower parking level.  Overflow resident and guest parking will be provided on the upper parking level, 
which is accessible from Rogers Street.  The building includes a roof garden, which will occupy the 
southern portion of the roof over the residential floors. 

Compliance with the Zoning Ordinance 

UPDATE & RECOMMENDATION
This item was discussed at the March 11, 2014 Village Council meeting. Based on Council discussion,  
staff revised the ordinance to include conditions regarding hours of operation for the roof top deck and 
storage of items on balconies. Also attached is a traffic study and memo from staff summarizing the 
results, a revised sketch of the site and additional information provided by the Economic Development 
Corporation regarding future trends in the workforce. Staff recommends approval on the May 6, 2014 
Active Agenda.
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Multiple family residential is an allowed Special Use in the DT district per Section 28.611(d)(1) of the 
Zoning Ordinance. Furthermore, the proposal meets all bulk requirements of the DT zoning district as 
shown below: 

715-719 Rogers Street Required Proposed 
Front Setback (Rogers St.) 10 ft. 10.08 ft. 
Front Setback (Prospect Ave.) 10 ft. 10.08 ft. 
Side Setback 5 ft. 5.36 ft. 
Rear Setback (Parking 
Structure)

N/A 5.30 ft. 

Rear Setback (Building) 20 ft. 49.77 ft. 

Height 60 ft. max. 
58.29 ft. (from Prospect 
Ave. average grade of 

720.88 ft.) 
FAR 2.5 max. (80,568 sq. ft.) 1.82 (58,546 sq. ft.) 
Open Space - Total N/A 15.8 % (5,096 sq. ft.) 
Open Space – Front Yard N/A 9.6 % (3,102 sq. ft.) 
Parking 96 (2 per dwelling unit) 98 

Units (calculated) 66 max. 48 
Density (calculated) 89 du/ac max. 65 du/ac 

The existing 32,227 square foot site consists of two parcels.  Should the request be approved, the 
petitioner will be required to administratively consolidate the two lots. 

Compliance with the Comprehensive Plan 
The proposed multi-family residence is consistent with and meets the goals of the Comprehensive Plan as 
shown below: 

Comprehensive Plan 
Recommendations 

How the Proposal is Consistent with the Comprehensive Plan

New areas for Multi-family 
Residential uses are to be established 
based on proximity to the 
transportation network and to 
maximize their function as a 
transitional land use between single-
family residential and commercial 
land uses. 

The proposed multi-family development is: 
Within walking distance of two train stations; and 
Serves as a transition between residential uses to the west 
and north, public/institutional uses to the south and 
industrial uses to the east. 

Promote residential development of a 
variety of housing and dwelling unit 
types and densities. 

The proposed higher density housing supports nearby 
businesses in the downtown business and transition 
districts. Thus, the proposed density is appropriate given 
the proximity to the downtown. 
The product being proposed may appeal to commuters and 
others looking to live near the downtown.
Few options currently exist for similar rental units near 
downtown.
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Engineering and Public Improvements 
Improvements are proposed to both Prospect Avenue and Rogers Street.  The petitioner will install curb 
and gutter on Prospect Avenue and provide a drop off lane out of traffic.  The owner will be responsible 
for the maintenance of the drop off lane and will be required to enter into a license agreement with the 
Village for such maintenance.  A new sidewalk will be installed along Prospect Avenue and the sidewalk 
on Rogers Street will be replaced.  Both parkways will be restored.   

Stormwater management and detention does not currently exist on the site and is not required per the 
Village’s Stormwater and Flood Plain Ordinance.  The petitioner, however, will provide a stormwater 
containment structure to provide a water quality improvement for site discharge, allowing for the capture 
of oils and sediments prior to site runoff.  Additionally, the proposed roof garden will reduce runoff and 
function as another stormwater best management practice.   

Public Safety 
Parking levels will be equipped with a dry pipe fire suppression system, while the residential floors will 
have a traditional wet pipe system.  All floors will be equipped with automatic and manual fire alarms.  
The Fire Department can make use of access points on either Rodgers or Prospect.   

Plan Commission - Public Hearing Concerns 
The Plan Commission considered the petition at their February 3, 2014 meeting.  Prior to the meeting, 
staff received no inquiries about the proposed development. During the meeting one resident expressed 
concerns about the proposal; another resident voiced support.  The concerns raised by both the resident 
and Commissioners and how they are addressed are outlined below: 

Management and Security 
Questions were asked regarding how the development would be maintained and the security measures to 
be used.  The owner indicated that the residents of this development would have access to a 24-hour 
property management hotline, key fobs would be used to limit access to the building and the lower 
parking level will have a gated entrance for access by residents only. 

Proposed Density 
Commissioners inquired about the density of the development as it compares to the previously approved 
development on this site.  Higher densities are permitted by the Village in the downtown business and 
downtown transition zoning districts.  Additionally, the proposed development’s Floor Area Ratio is less 
than the maximum allowed in the DT zoning district—Floor Area Ratio is a too used to regulate density. 

Traffic 
The Plan Commission raised concerns regarding the impact this development would have on existing 
traffic patterns in the area.  A traffic review submitted at staff’s request following the Plan Commission 
meeting estimates 27 total trips for the proposed development during the morning peak hour and 30 in the 
evening based on apartment vehicle trip generation rates in the Trip Generation Manual, 9th Edition, 
published by the Institute of Transportation Engineers.  The review found that approximately 30% of 
Downers Grove residents near the downtown travel by alternate means, including public transportation.  
As such, it is anticipated that this development would only generate an additional 19 and 21 vehicle trips 
during the morning and evening peak hours, respectively.  This new traffic is predominantly east-west in 
orientation along Rogers Street.  Finally, the review determined that both Prospect Avenue and Rogers 
Street have more than sufficient capacity to accommodate the limited additional traffic generated from the 
proposed development. 
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Building Design
Attached is a report regarding the building design.

Prior Council Action Related to this Property 
On May 6, 2008, the Village Council approved four items related to this property: 

(1) Rezoning of the property from Light Manufacturing (M-1) to Downtown Transition (DT);
(2) Final Plat of Subdivision; 
(3) Special Use; and, 
(4) Final Planned Development (#50) with a variation to construct 16 townhomes. 

The 2008 Final Plat, Special Use and Planned Development approvals lapsed because of the significant 
time of inactivity related to redevelopment to townhouses.  The DT Downtown Transition zoning district 
remains in place.  

ATTACHMENTS
Design Summary and Discussion 
Location Map 
Ordinance
Staff Report with attachments dated February 3, 2014 
Draft Minutes of the Plan Commission Hearing dated February 3, 2014 
Preliminary Traffic Review prepared by KLOA dated February 13, 2014 
Memo and Updated Traffic Review 
Report on Trends in the Future Workforce 
Updated Sketch 
Letters from Residents 
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To: Dave Fieldman, Village Manager 
From: Tom Dabareiner, Community Development Director 
Date:  March 7, 2014 
Re: Design Summary and Discussion for 715-719 Rogers 

At the February 3, 2014 meeting, several Plan Commissioners expressed concern about the massing and 
character of the building as it relates to the surrounding properties.  Related to the standards for approval, 
these concerns would fall into the “general welfare” category.  One commissioner cast a dissenting vote 
based on the design.

The architect labels the building’s design as Post WWII Modern.  Elements of Post WWII Modern include 
large volumes with minimal detailing.  Critics unfavorably refer to this style as “institutional” in character. 

As a Post WWII Modern building, it feels massive due to a lack of architectural details on its large, 
unadorned façades.  The massing of the building could be made more interesting if vertical sections of the 
building were offset from one another to vary the depth of the façade and give the illusion that the façade 
consists of smaller masses instead of one large flat façade.  Similarly, if the balconies projected from the 
building instead of being inset, the building may not appear as one large mass because the face of the 
building would have some delineation to break up the large plane of the façade.  However, the architect 
favors the Post WWII Modern style and rejects staffs’ suggestions as incompatible with the defined style.    
Staff believes that while the defined style may be compromised, these changes could help make it more 
compatible with the surrounding neighborhood. 

With respect to the character of the building, the Downtown Pattern Book also provides suggestions.  
Buildings located within the Downtown Transition zoning district may consist of some, if not all, of the 
preferred characteristics outline in the Pattern Book.  That document encourages the use of detailing, 
openings and materials to create visual interest on building facades.  The apartment’s use of a single 
building material and inset balconies on the proposed design do not meet the visually appealing goals 
found in the Pattern Book.  The book’s guidelines also promote prominent entry features.  In the proposed 
design the entrances are articulated through the use of landscaping but not reflected at all in the building 
design.  Additionally, corner lot buildings should incorporate design elements to reflect the prominence of 
its location.  The proposed building does not address the unique location through these design elements as 
they are contrary to the characteristics of the selected design.

In an established area of predominately residential two-story structures, remaining true to the Post WWII 
Modern architectural style limits the petitioner’s ability to address issues relating to massing and character.  
Although the proposed building meets the bulk requirements, this architectural style may not be the most 
appropriate design for the neighborhood.  However, the question is whether it violates the “general welfare” 
standard, which is a less structured standard than those related to specific setback and height requirements. 

Nevertheless, the commissioner with the dissenting vote did not agree that the use was appropriate for the 
neighborhood.  He found that Standard A of the Special Use standards for approval, the proposed use at 
that particular location requested is necessary or desirable to provide a service or a facility which is in the 
interest of public convenience and will contribute to the general welfare of the neighborhood or community
had not been met.  
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Special Use-715-719 Rogers
PC- 50-13

ORDINANCE NO. ________

AN ORDINANCE AUTHORIZING A SPECIAL USE TO PERMIT 
A MULTIPLE FAMILY RESIDENCE 

AT 715-719 ROGERS STREET

WHEREAS, the following described property, to wit:

Parcel 1
THE WEST 80 FEET OF BLOCK 8 IN STANLEY’S ADDITION TO THE TOWN OF
DOWNERS GROVE, A SUBDIVISION OF PART OF THE WEST HALF OF THE NORTHEAST
QUARTER OF SECTION 8, TOWNSHIP 38 NORTH, RANGE 11, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED APRIL 19,
1883 AS DOCUMENT 31767, IN DUPAGE COUNTY ILLINOIS.

Parcel 2
THAT PART OF BLOCK 8 IN STANLEY’S ADDITION TO DOWNERS GROVE IN THE WEST
HALF OF THE NORTHEAST QUARTER OF SECTION 8, TOWNSHIP 38 NORTH, RANGE 11,
EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF
RECORDED APRIL 19, 1883 AS DOCUMENT 31767, COMMENCING AT THE NORTHEAST
CORNER OF SAID BLOCK AND RUNNING THENCE EAST 80 FEET FOR A PLACE OF
BEGINNING; THENCE EAST 50 FEET; THENCE SOUTH 248 FEET MORE OR LESS TO
WARREN AVENUE; THENCE WEST, ALONG NORTH LINE OF WARREN AVENUE 50
FEET; THENCE NORTH 248 FEET MORE OR LESS TO THE PLACE OF BEGINNING, IN
DUPAGE COUNTY, ILLINOIS.

Commonly known as: 715-719 Rogers Street (PINs: 09-08-206-001, -002)

(hereinafter referred to as the "Property") is presently zoned "D-T, Downtown Transition District" under the
Comprehensive Zoning Ordinance of the Village of Downers Grove; and 

WHEREAS,  the Village of Downers Grove approved Ordinance No. 4968 entitled “An Ordinance
Amending The Comprehensive Zoning Ordinance of The Village of Downers Grove, Illinois to Designate
Rogers Street Redevelopment as Final Planned Development Number 50 with a Variation”; Ordinance No.
4969 entitled “An Ordinance Authorizing a Special Use for Planned Development #50 to Permit
Construction of Attached Single Family Dwellings to Exceed One (1) Unit Per 4,000 Square Feet of Land
Area in the Downtown Transition District”; and Resolution No. 2008-45 entitled “A Resolution Approving
the Final Plat of Subdivision for Rogers Street Redevelopment Subdivision” dated May 6, 2006; and
Ordinance No. 5703 entitled “An Ordinance Authorizing the Extension of a Special Use, Final Plat of
Subdivision and Final Planned Development for 715-719 Rogers Street to May 6, 2010”, dated September
15, 2009; all of which, in relation to the aforementioned described property, are hereby repealed in their
entirety; 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 28-
611(d)(1) of the Zoning Ordinance be granted to permit a multiple family residence at 715-719 Rogers
Street; and, 

WHEREAS, such petition was referred to the Plan Commission of the Village of Downers Grove on
February 3, 2014, and said Plan Commission has given the required public notice, has conducted a public
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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. The proposed use at that particular location requested is necessary or desirable to provide a
service or a facility which is in the interest of public convenience and will contribute to the
general welfare of the neighborhood or community.

2. The proposed use will not, under the circumstances of the particular case, be detrimental to
the health, safety, morals, or general welfare of persons residing or working in the vicinity
or injurious to property values or improvements in the vicinity.

3. The proposed use will comply with the regulations specified in this Zoning Ordinance for
the district in which the proposed use is to be located.

4. The proposed use is one of the special uses specifically listed for the district in which it is to
be located and, if approved with restrictions as set forth in this ordinance, will comply with
the provisions of the Downers Grove Zoning Ordinance regulating this Special Use.

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

SECTION 1.  That a Special Use of the Property is hereby granted to permit a multiple family
residence at 715-719 Rogers Street within the DT zoning district. 

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

1. The Special Use shall substantially conform to the staff report, renderings, architecture and
landscape plans prepared by Dean M. Pozarzycki, R.A. as revised and dated January 21, 2014,
engineering plans and Stormwater Management Report prepared by RWG Engineering, LLC as
revised and dated January 8, 2014, except as such plans may be modified to conform to the Village
codes and ordinances.

2. The petitioner shall consolidate the two lots into a single lot of record pursuant to Section 20.507 of
the Subdivision Ordinance.

3. Interior landscaped beds and stormwater containment structure shall be maintained.

4. The building shall be equipped with an automatic suppression and an automatic and manual fire
alarm system.

5. Prior to the issuance of any building or development permits, the petitioner shall pay to the Village a
$500 fee-in-lieu per Village approved parkway tree subject to verification by the Village Forrester.

6. The existing small sidewalk that runs north/south shall be relocated to align with the proposed
Prospect Avenue sidewalk.
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7. Parking shall be prohibited in the drop-off zone on Prospect Avenue.

8. The owner is responsible for maintaining the drop-off zone on Prospect Avenue.  Prior to issuance
of a Certificate of Occupancy, the owner shall enter into a license agreement with the Village of
Downers Grove for the maintenance thereof.  

9. Hours of operation of the roof top deck shall be limited to 7AM to 10PM on Sunday through
Thursday and to 7AM to 11PM on Friday and Saturday.

10. Storage of items on the balconies shall be limited to outdoor furniture maintained in good working
order, containerized landscaping and electric grills only.

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.14\SU-715-719-Rogers-MFR-PC-50-13
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VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

FEBRUARY 3, 2014 AGENDA 
 

 
SUBJECT:                                            TYPE:                                      SUBMITTED BY: 

 
 
PC 50-13 
715-719 Rogers Street 

 
 
Special Use for a Multiple Family 
Residence 

 
 
Kelley Chrisse 
Planner 

 
REQUEST 
The petitioner is requesting approval of a Special Use to permit the construction of a multiple family residence at 
715-719 Rogers Street. 

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

OWNER: 1501 Ogden Associates, LLC 
 1501 Ogden Ave. 
 Downers Grove, IL 60515 
 
APPLICANT: RMG Realty Group, LLC 
 17W728 Butterfield Rd, Suite 105 
 Oakbrook Terrace, IL 60181 
 

PROPERTY INFORMATION 
 

EXISTING ZONING: DT, Downtown Transition District 
EXISTING LAND USE: Manufacturing/Industrial 
PROPERTY SIZE: 0.74 acres (32,227 square feet) 
PINS:   09-08-206-001, -002 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
NORTH: R-6, Multiple Family Residential  Single Family Residential 
SOUTH: DT, Downtown Transition     Institutional/Public/Train 
EAST: M-1, Light Manufacturing   Low Intensity Office 
WEST: DT, Downtown Transition   Downtown/Mixed Use 

 
ANALYSIS 

 
SUBMITTALS 
This report is based on the following documents, which are on file with the Department of Community 
Development: 
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PC 50-13, 715-719 Rogers Street          Page 2 
February 3, 2014 

 

1. Application/Petition for Public Hearing 
2. Project Narrative 
3. Boundary and Topographic Survey 
4. Architectural Drawings dated January 21, 2014 
5. Engineering Drawings dated January 8, 2014 
6. Stormwater Management Report dated January 8, 2014 
7. Renderings 

 
 
PROJECT DESCRIPTION 
The petitioner is requesting approval of a Special Use to construct a multiple family residence at 715-719 
Rogers Street. The property at the southeast corner of Prospect Avenue and Rogers Street is zoned DT, 
Downtown Transition district. The proposed use is permitted as a Special Use in the DT district. 
 
On May 6, 2008, the current owner received multiple approvals to construct 16 townhomes on the site.  
The Village Council approved the Rezoning of the property from Light Manufacturing (M-1) to 
Downtown Transition (DT), a Final Plat of Subdivision, a Special Use and a Final Planned Development 
(#50) with a variation.  The Final Pat of Subdivision, Special Use and Planned Development approvals 
have lapsed due to inactivity.  For clarity in record keeping, the ordinances granting the Special Use 
(4969), Planned Development #50 (4968) and extension (5073) will be rescinded by the Village Council 
in conjunction with this petition. 

With the rezoning of the subject site in 2008, this property is on the easternmost edge of the DT district.  
The site backs up to the Burlington Northern Santa Fe railroad and, beyond that, the Downers Grove 
Village Hall.  Residential properties are located to the west and north of the property with many multiple 
family residential properties in the vicinity.  The properties to the east are manufacturing/industrial and 
the parcel immediately east contains an electrical transformer.   
 
The petitioner is proposing to raze the existing structure and construct a four story, 48-unit apartment 
building with a roof garden all of which sit on a two story parking structure.  Of the 48 total dwelling 
units proposed, 32 are one bedroom and 16 are two bedroom units.  One bedroom apartments will have 
700 square feet of floor area, whereas the two bedroom units will have 1,071 square feet of space.  Each 
dwelling unit has a covered balcony ranging from 34 square feet for one bedrooms to 103 square feet in 
the two bedrooms.  Each apartment will have individual mechanical systems.  The mechanical equipment 
used for the common areas will be located in the middle of the flat roof to ensure that screening 
requirements are met. 
 
Given the proximity to the train stations at Main Street and Fairview Avenue, the proposed development 
will be marketed to commuters.  The product being proposed is upscale rental that will appeal to 
commuters and others looking to live near the downtown.  As such, the units will have high end finishes 
like hardwood flooring, stainless steel appliances and granite counter tops.  Washers and dryers will be 
provided in each unit and each unit has a balcony.  Each residential floor will have a trash chute that will 
go to an enclosed trash room located in the lower parking level.  The roof garden, surrounded by 
landscape planters, is an additional amenity being proposed. 
 
With a significant grade differential on this site, the petitioner has proposed using the grade difference to 
create two levels of parking.  The lower level of the parking structure will be accessible from Prospect 
Avenue and restricted to residents through a gated entrance, whereas the grade level parking will be 
available to visitors and accessible from Rogers Street.  Both levels of the parking structure will be “open 
air” in which natural ventilation will be provided.  There will be a total of 98 parking spaces provided, 
where 96 are required; 48 of which will be assigned parking spaces on the lower level and 50 will be 
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unassigned parking spaces on the grade level parking.  Four of the 98 parking spaces will be accessible 
for persons with a disability; two on each parking level.  To achieve the open air goal in the lower parking 
level, the petitioner has proposed using large openings that have security grills, similar to that seen on the 
first floor in the downtown parking garage.  A four foot knee wall will extend along the entire perimeter 
on the upper parking level to screen the parking from pedestrians and adjacent properties.  Landscaping 
along the parking structure is being proposed to provide additional buffering of the parking area. 
 
The main pedestrian entrance will be on the upper parking level.  Arriving to the site from Prospect 
Avenue, pedestrians will be greeted by a large entry stair and ramp flanked by extensive landscaping.  
Pedestrians arriving to the site on Rogers Street will enter through a landscaped area at grade into the 
parking level or directly into the north stairwell.  Visitors that arrive by vehicle will enter the site through 
the upper parking level.  Once inside the “open air” parking level, pedestrians from either entrance will 
cross the drive aisle to get to the elevator lobby.  The applicant has proposed using brick pavers in the 
pedestrian areas as a walking surface and/or striping areas of the drive aisle to alert oncoming motorists of 
pedestrian traffic.     
 
The design of the building is Post WWII Modern with its large volumes and clean detailing.  The volumes 
are mainly delineated by the vertical expression of solids (wall) and voids (balconies and open air 
parking).   The proposed construction of the parking structure is concrete, whereas the apartment building 
construction will be a combination of steel and concrete.  Two options for the façade are being 
contemplated by the applicant: terra cotta cladding system or utility brick embedded in precast concrete 
panels.  The terra cotta cladding system is the applicant’s preferred building façade but both options are 
represented in the sample board provided.  Both options propose a similar medium brown material with a 
contrasting charcoal color for the sun shade (baguette), balustrades, and metal fascia above the balconies.   
 
The parking structure occupies the majority of the site, whereas the residential footprint is much smaller.  
The building is situated such that it becomes a prominent feature at the corner of Prospect Avenue and 
Rogers Street.  The petitioner will be providing extensive landscaping at the pedestrian entrances and 
additional landscaping around the exterior of the building.  Interior landscape beds being proposed are 
intended to minimize the traditional parking garage experience and provide a greater connection to the 
outside.  In addition to the exterior landscaping and interior landscape beds, the roof garden will also have 
landscape planters around the perimeter.  An irrigation system using recycled rain water is anticipated to 
be used for both the landscaping on the roof deck and in the interior beds.   
 
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
According to the Future Land Use Plan, the subject property is designated for low intensity office uses 
although the property is located in the DT district and its current land use is industrial.  The Residential 
Policy Recommendations in the Comprehensive Plan encourage multi-family developments to be located 
in areas where it can function as a transitional land use.  The proposed development meets this goal as it 
will serve as a transition from residential uses on the west to the industrial uses on the east.  The proposed 
use will also serve as a good transition in the future when the properties to the east convert from industrial 
to low intensity office uses.  The Residential Areas Plan also calls for a diversity of housing types, sizes 
and prices.  This proposal provides high quality rental units near downtown where few options currently 
exist.  Staff believes the proposed use is consistent with the intent of the Comprehensive Plan, will 
compliment the existing residential development to the north and west and provides a transition to the 
existing manufacturing uses to the east. 
 
COMPLIANCE WITH THE ZONING ORDINANCE 
The 715-719 Rogers Street property is zoned DT, Downtown Transition. Per Section 28.611(d)(1) of the 
Zoning Ordinance, multiple family dwellings are permitted as Special Uses. The proposed development 
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complies with all applicable bulk and parking requirements of the Zoning Ordinance, which are 
highlighted in the table below:   
 
715-719 Rogers Street Required Proposed 
Front Setback (Rogers St.) 10 ft. 10.08 ft. 
Front Setback (Prospect Ave.) 10 ft. 10.08 ft. 
Rear Setback (Parking 
Structure) 

N/A 5.30 ft. 

Rear Setback (Building) 20 ft. 49.77 ft. 

Height 60 ft. 
58.29 ft. (from Prospect 
Ave. average grade of 

720.88 ft.) 
FAR 2.5 max. (80,568 sq. ft.) 1.82 (58,546 sq. ft.) 
Open Space - Total N/A 15.8 % (5,096 sq. ft.) 
Open Space – Front Yard N/A 9.6 % (3,102 sq. ft.) 
Parking 96 (2 per dwelling unit) 98 

 
The design was reviewed against the Design Guidelines for the Downers Grove Downtown Business 
District and meets the applicable guidelines.  Specifically, the building’s design is true to a single 
architectural style that will provide a distinctive aesthetic, contributing to the character of the 
neighborhood.  The parking area will be screened from pedestrian view with a knee wall and landscaping.  
Contrasting colors will be used to accentuate architectural details.  Additional material detailing being 
proposed on the walls of the parking levels will add articulation along the pedestrian path.  The projection 
of the sun shades (baguettes) break the plane of the residential floors and create visual interest that is of 
pedestrian scale.   
 
The existing 32,227 square foot site consists of two parcels.  Section 28.1000 (d) of the Zoning Ordinance 
requires the construction of a principal structure to occur on a single Lot of Record.  Should the request 
for Special Use approval be granted, the petitioner will administratively consolidate the two lots pursuant 
to Section 20.507 of the Subdivision Ordinance prior to building permit issuance.   
   
 
ENGINEERING/PUBLIC IMPROVEMENTS 
 
The petitioner is proposing to improve Prospect Avenue by installing a curb and gutter and replacing the 
existing curb cuts with a new 25 foot wide curb cut into the lower parking level. The petitioner has also 
proposed a drop off lane on Prospect Avenue near the main entrance to the building.  Parking will be 
prohibited in this drop off lane.  An existing curb cut and sidewalk along Rogers will be removed and 
replaced with a new curb and gutter.  A new sidewalk will be installed along Prospect Avenue and the 
sidewalk along Rogers Street will be replaced.  The small north/south sidewalk that currently exists at the 
corner of Prospect and Rogers shall be relocated to align with the new Prospect Avenue sidewalk.   
 
Both the Prospect Avenue and Rogers Street parkways will be restored.  Although the intention is to 
protect the parkway trees on Rogers Street, if the trees are damaged the petitioner will be charged the 
assessed value of both trees at the time of building permit issuance.  The petitioner will be charged a fee 
in-lieu of installing new parkway trees in the amount of $500 per tree.  The Village Forrester has 
reviewed the plans and has determined that two trees will be sufficient for the Prospect Avenue parkway 
but the removal of trees in the Rogers Street parkway may require additional fees in-lieu plus the 
appraised value of the trees.   
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No change is being proposed to the existing overhead electrical lines along Prospect Avenue, but new 
electrical service will be brought into the building underground.  A new six inch water main will be 
installed and tap into the existing main on Prospect Avenue to provide water service to the development.  
The Downers Grove Sanitary District approved the request for sanitary sewer service to this development 
at their December 10, 2013 meeting.   
 
Stormwater currently flows from north to south onto the vacated Warren Avenue corridor and then is 
drained into a culvert along Prospect Avenue.  Stormwater management and detention does not currently 
exist on the site and with a net increase of 1,072 square feet of new impervious for the proposed 
development, detention or volume control best management practices (VCBMPs) are not required per the 
Village’s Stormwater and Flood Plain Ordinance.  The petitioner, however, is providing a containment 
structure to provide a water quality improvement for site discharge, allowing for the capture of oils and 
sediments prior to site runoff.  Onsite runoff from the roof and upper parking level will be routed through 
the aforementioned containment structure to filter the discharge before entering the storm sewer system.  
Additionally, the proposed roof garden will reduce runoff and act as another stormwater best management 
practice. 
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division of the Fire Department has reviewed the application.  Access for the Fire 
Department will be along Rogers Street and Prospect Avenue.  Per the Fire Prevention Division Chief, no 
entry into the site will be necessary.  The parking levels will be equipped with a dry pipe fire suppression 
system, while the dwelling floors will have a traditional wet pipe system.  All floors will be equipped 
with fire alarms, as required.  The building’s fire protection system will be reviewed during the building 
permit process to ensure a proper level of protection. 
 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the subject property 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 multiple family residence.  The proposed use 
meets the standards for granting a Special Use as outlined below: 
 
Section 28.1902 Standards for Approval of Special Uses 
The Village Council may authorize a Special Use by ordinance provided that the proposed Special Use is 
consistent and in substantial compliance with all Village Council policies and land use plans, including but 
not limited to the Comprehensive Plan, the Future Land Use Plan and Master Plans and the evidence 
presented is such as to establish the following: 
 
(a) That the proposed use at that particular location requested is necessary or desirable to provide a service 

or a facility which is in the interest of public convenience and will contribute to the general welfare of the 
neighborhood or community.  
Redevelopment of this site into a multiple family residence will enhance the character of the 
neighborhood and eliminate the outdated industrial building that exists on the site today.  On the fringe 
of the DT district, this is an ideal location for this use as it provides a transition from the intended 
business uses in the Downtown Business district to lower density residential uses and also serves as a 
buffer for the existing residential uses from the existing light manufacturing uses.  The close proximity 
of this site to the Main Street and Fairview Avenue train stations provides an upscale housing option for 
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commuters.  The proposed development meets many of the goals for residential development as stated in 
the Comprehensive Plan.  This standard is met. 

 
(b) That such use will not, under the circumstances of the particular case, be detrimental to the health, 

safety, morals, or general welfare of persons residing or working in the vicinity or injurious to property 
values or improvements in the vicinity. 

 The proposed multiple family residence will not have a negative impact on the health, safety, moral 
or general welfare of the general vicinity.  The proposed use, multiple family residential, is an 
allowable special use in the DT zoning district.  The development will contribute to the general 
welfare of the community by providing higher density housing that is in close proximity to the 
downtown to support nearby businesses.  With upscale rental as is being proposed, the product will 
provide a housing option that appeals to younger households and empty nesters, which is a goal of the 
Comprehensive Plan.  As such, this standard is met. 

 
(c) That the proposed use will comply with the regulations specified in this Zoning Ordinance for the district 

in which the proposed use is to be located or will comply with any variation(s) authorized pursuant to 
Section 28-1802. 

 The petitioner is not requesting any zoning variations. The proposal will meet all requirements of the 
Village’s Zoning Ordinance.  This standard is met. 

 
(d) That it is one of the Special Uses specifically listed for the district in which it is to be located. 
 The proposed multiple family residential use is permitted as a Special Use in the DT district, 

according to Section 28.611(d)(1) of the Zoning Ordinance.  This standard is met. 
 
 
RECOMMENDATIONS 
 

The proposal is consistent and compatible with the Comprehensive Plan, Zoning Ordinance 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 50-13 subject to 
the following conditions: 
 

1. The Special Use shall substantially conform to the staff report, renderings, architecture and 
landscape plans prepared by Dean M. Pozarzycki, R.A. as revised and dated January 21, 2014, 
engineering plans and Stormwater Management Report prepared by RWG Engineering, LLC as 
revised and dated January 8, 2014, except as such plans may be modified to conform to the 
Village codes and ordinances. 

2. The petitioner shall consolidate the two lots into a single lot of record pursuant to Section 20.507 
of the Subdivision Ordinance. 

3. Interior landscaped beds shall be maintained. 
4. The building shall be equipped with an automatic suppression and an automatic and manual fire 

alarm system. 
5. Prior to the issuance of any building or development permits, the petitioner shall pay to the 

Village a $500 fee-in-lieu per Village approved parkway tree subject to verification by the 
Village Forrester. 

6. The existing small sidewalk that runs north/south shall be relocated to align with the proposed 
Prospect Avenue sidewalk. 

7. The drop-off zone on Prospect Avenue shall only be used for temporary parking. 
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Staff Report Approved By: 
 

 

___________________________ 
Tom Dabareiner, AICP 
Director of Community Development  
 

TD:kc 
-att 
 
P:\P&CD\PROJECTS\PLAN COMMISSION\2013 PC Petition Files\PC-50-13 715-719 Rogers - Special Use for Multi-Family in DT\Staff 
Report PC-50-13.doc 
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VILLAGE OF DOWNERS GROVE 
PLAN COMMISSION MEETING 

PUBLIC HEARING 
 

FEBRUARY 3, 2014, 7:00 P.M. 
 
 
Chairwoman Urban called the February 3, 2014 meeting of the 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: Chairwoman Urban, Mr. Beggs, Mr. Cozzo, Mrs. Lupescu (ex-officio), 

Mr. Matejczyk, Mr. Quirk, Ms. Rabatah, Mr. Rickard, Mr. Waechtler 
 
ABSENT:   Mr. Webster; ex-officios Mr. Menninga and Ms. Souter 
 
STAFF  PRESENT:  Senior Planner Stan Popovich and Planner Kelley Chrisse 
 
VISITORS: Ken Rathje, Rathje Planning Services; Dean Pozarzycki, Architect; Michael Gatto, 

RMG Realty Group; Bob Gundmunson, RWG Engineering, LLC - 975 E. 22nd 
Street, Wheaton, IL; Henry Schmidt, Moldtronics; Christina Benson - 841 Rogers 
Downers Grove; Bill Kay - 2100 Ogden Avenue, Downers Grove 

 
Chairwoman Urban provided a brief review of the meeting’s protocol.  Mr. Beggs wanted to 
confirm that the petitions being reviewed tonight are subject to the current zoning ordinance even 
though recommended revisions to the zoning ordinance have been sent to the Village Council.  Mr. 
Popovich confirmed that transitional provisions are included in the proposed zoning ordinance and 
it is anticipated that the revisions to the zoning ordinance would be adopted and possibly effective 
around mid-April.  Any cases approved under the current zoning ordinance would receive permits 
for same, even if the new zoning ordinance is in effect at the time a building permit is issued.   
 
Chairwoman Urban swore in those individuals who would be speaking on the following two 
petitions: 
 
FILE PC 50-13:  A petition seeking approval of a Special Use to construct a multiple-family 
residential structure at 715-719 Rogers Street.  Property is zoned DT Downtown Transition District;  
Property located on the southeast corner of Rogers Street and Prospect Ave., commonly known as 
715-719 Rogers Street, Downers Grove, IL; RMG Realty Group, LLC, petitioner; 1501 Ogden 
Associates, LLC, Owner. 
 
Planner Kelley Chrisse summarized the request before the commissioners, noting the Village 
Council in May 2008 made various approvals to allow the construction of a 16 townhomes on the 
site.  The site was rezoned from M-1 to Downtown Transition as part of the approval and it received 
special use, planned development and final plat of subdivision.  Since that time, however, the 
approvals lapsed and staff was asking that those prior approvals be rescinded.   
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The site location and surrounding area were pointed out, along with the current one-story industrial 
building which would be razed in order to construct a 48-unit upscale apartment building with roof 
garden.   The property, containing two lots, would have to be administratively consolidated should 
approval be granted.  Four floors of dwelling units (1 and 2-bedroom units) are planned to be 
constructed above a two-story, open-air parking structure.  A list of amenities followed.   
 
Due to the west-to-east grade differential of 6 feet and the north-to-south grade differential of 13 
feet, it allowed for the construction of the parking structure where the lower level will be accessible 
from Prospect Avenue for residents only through a gated entry.  Forty-eight (48) assigned spaces 
will exist with two spaces being handicap accessible.  Grade level parking will be at Rogers Street, 
where guests can access the garage.  On this level there will be 50 parking spaces -- two being 
handicap accessible.  A four-foot knee wall will surround this level and will also be open.   
Pedestrian access to the building was explained.   
 
Building elevations, architecture, and materials were reviewed, with Ms. Chrisse mentioning that 
two facade options were being proposed by the petitioner:  1) a terracotta cladding system; and 2) a 
utility brick embedded in pre-cast concrete panels.  Color will be medium brown with charcoal 
colored sunshades, balustrades and metal fascia.  Perspectives of the two facades followed.  A 
review of the building’s landscaping briefly followed and, per Ms. Chrisse, the village forester 
reviewed the landscape plans with a concern about the continued maintenance of the interior beds, 
which staff has incorporated into a condition.  However, an irrigation system has been proposed 
where recycled rain will water the roof garden and the interior beds.   
 
Public improvements were discussed with staff noting that the current sidewalk stub that exists does 
not align with the sidewalk on the other side of Rogers Street and staff is requesting that they align.  
Both parkways will be restored with parkway trees, as determined by the village forester.  
Ms. Chrisse stated that because the stormwater currently flowed into a culvert on Prospect Avenue 
and because the net increase of new impervious was only 1,000 sq. feet, it did not require detention 
or volume control best management practices.  However, the petitioner was proposing to install a 
containment structure to be located at the southwest corner of the site to improve water quality for 
site discharge and to receive run-off from the roof and grade level parking prior to entering the 
storm sewer system.  The roof garden will also reduce run-off. 
 
Per Ms. Chrisse, the Fire Prevention division chief had indicated to staff that access will be from 
Rogers Street and Prospect Avenue, where entry into the site is not required.  A dry pipe fire 
suppression system is being proposed for the parking levels along with a traditional wet pipe system 
for the residential floors.  All floors will have a fire alarm system.   
 
Setbacks and bulk regulations were reviewed by Ms. Chrisse who indicated she inadvertently 
omitted the five-feet side yard setbacks in her report but confirmed the proposal does meet the 
requirements.  While no open space was required for the Downtown Transition area, she stated the 
petitioner was increasing the amount of green space from what currently exists.    
 
Lastly, the Standards for Approval for a special use have all been met and staff recommended that 
the Plan Commission make a positive recommendation to the Village Council subject to staff’s 
conditions in its report.   
 

ORD 2015-6231 Page 63 of 153



APPROVED – 2/24/14 

PLAN COMMISSION   FEBRUARY 3, 2014 3

A number of questions arose regarding the length of the leases, the type of security for the building, 
the maintenance of the garbage chute (odor control); recycling; snow removal maintenance; 
whether an on-site manager will exist and what is meant by “temporary parking” for the drop-off 
zone on Prospect Avenue.  After staff’s explanation of the temporary parking, it was suggested that 
it have clearer language to which staff was open to commissioner revisions.  Asked why there was a 
special use, staff clarified that the special use request was due to the proposal being in the 
Downtown Transition area and a multiple family structure required a special use.  Details followed 
as well as what was approved back in 2008, i.e., 16 townhomes.  Mr. Quirk expressed concern 
about the density being proposed now.   
 
Petitioner, Mr. Ken Rathje with Rathje Planning Services, Downers Grove briefly introduced his 
team and walked through the steps of how he and his client decided upon the site.  Details followed 
how the building was determined to fit into the site, specifically, working with the site’s grade.  
Access and security were reviewed again briefly.   Common mechanical equipment would be on the 
roof clustered near the middle north end of the building and be screened from the ground while at 
the south end of the roof would be the garden area that would use recycled water and for other 
landscaped areas.  Further landscaping details followed with Mr. Rathje explaining that the village 
forester has indicated that the petitioner pay $500 per tree and the forester would select the 
appropriate trees and plant them.  The one existing tree on Rogers Street will be protected while 
another existing tree, located near the driveway, may be of concern due to construction damage, 
and, if damaged, per the staff report, the petitioner would have to work under the village’s 
assessment formula and compensate for the existing tree.  Again, Mr. Rathje addressed stormwater 
issues, public improvements, and properly aligning the sidewalks. 
 
A more thorough review of the upscale amenities followed, as well as building material 
(concrete/steel), and the fact that once the soil bearing capacity will be determined once the existing 
building was razed, then the appropriate building material would be decided.  Security would 
consist of a key-FOB system and a 24-hour camera system; trash odor would be handled depending 
on the frequency of the garbage removal; there would be no recycling facility; a nearby manager 
would be available 24 hours for emergencies; leases would typically be for one year; the temporary 
drop off area was envisioned to be no more than a 15 minute limit; the special use would exist for 
the life of the property and the zoning ordinance did not distinguish between rental or for-sale 
properties.  Any conversion to condominiums would be done through the state’s Condominium Act.  
The type of roof vegetation that was considered was explained and clarified further. 
 
Lastly, Mr. Rathje addressed the standards for special use which he believed were consistent and in 
compliance with the village’s Comprehensive Land Use Plan.  He emphasized that the proposal 
took advantage of the pedestrian-environment in the downtown area, it was a commuter-oriented 
and transit-oriented proposal, as the proposed building would be 1,300 feet walking distance to the 
downtown trains station.  The standards for a special use were reviewed in detail by Mr. Rathje. 
 
Per commissioner questions, Mr. Rathje explained that the building would be leased typically for 
one year which was the standard model; the 24 hour hot line would be managed by a local rep 
(probably one of the owners) who would be responsible to organize and hire the various trades 
necessary, such as snow plowing.  Because the temporary parking was located on village right-of- 
way, it would be subject to village standards.  Mr. Rathje explained the soil bearing process and the 
trash chute eliminating process.  Mr. Waechtler suggested having a person on the premises, 
especially for late night security.    
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Mr. Michael Gatto, with RMG Realty Group, discussed his own background with housing and 
security issues in the downtown Chicago area as compared to what would be needed for this 
development; the fact that he has a property management service which is family operated and in 
the vicinity.  Because he believed the building was small enough, having an on-site 24-hour security 
person was not necessary.  However, he did envision having a person on-site for the lease out 
process for the first two years.   
 
Commissioner concern was raised regarding the six-story height of the building versus the 
surrounding two-story structures in the area and the fact that Stations Crossing, located at Main and 
Rogers Streets, was the same cross-section as what was being proposed, to which Mr. Rathje 
explained that proposed building was consistent with many of the other multi-family buildings in 
and around the downtown area and the height was established by right and any other use could 
come in and build without a special use.  Additionally, the density of the downtown had increased 
over the years.   
 
Asked what a containment tank was, Mr. Bob Gundmunson, with RWG Engineering, explained it 
was best described as an “oil/sediment separator” to improve the effluent leaving the site.  A 
description of the tank facility followed.   
 
Mr. Dean Pozarzycki, 4728 Main Street, Downers Grove, architect for the proposal, discussed the 
photometric lighting system will be all LED.  Details followed.  As to the lighting overspill on the 
upper parking level, the fixtures will be “dark sky” quality with lumens directed appropriately.  
During the construction drawing phase is when a foot candle analysis (based on the LEDs), will be 
done.   Lighting compliance will meet the village’s ordinance regulations as it relates to lighting 
overspill.  Details followed regarding the types of fixtures that will be used to control spillage.  
 
Per Mr. Rathje, signage will comply with the village’s ordinance.  There will be no separate tenant 
storage space in the garage or building.  Visitors and residents will have access to the upper parking 
level and parking at the lobby level will be controlled with a key-FOB system.  Lastly, Mr. Rathje 
indicated that a traffic impact study was not done due to the size of the project.  The prior 16-unit 
townhouse project, however, he surmised would have had 8 to 10 trips in per day, per unit, for an 
estimated 128 trips in per day.  Not knowing the characteristics of the occupants of the proposed 
building, but estimating that one-third to one-half would be rail commuters, he estimated it would 
drop the trips by half or more.  His estimates followed.  He agreed that the character of building 
would also change over time, along with its tenants, i.e., some people may take the train over time 
or change jobs, but the goal was to keep them there.  To have a reasonable number of parking 
spaces was a luxury tenants would pay for and Mr. Rathje, citing parking numbers he reviewed 
from a traffic manual, estimated there would be an over-supply of parking spaces.   As to how the 
amount of parking for this development compared with the project approved previously, Mr. Rathje 
explained that the townhome proposal would have had two spaces per unit or 32 parking spaces and 
few guest parking spaces as compared to five or six times that amount for this development.   
 
Asked what would prevent commuters from parking in the open parking lot, Mr. Rathje indicated 
that such vehicles would be towed and impounded if it were to become an issue; no different than 
the surface level parking lots.  The owner would have to hire a towing company.  Lastly, 
Chairwoman Urban inquired how the petitioner decided upon the “post World War II Modern” 
architectural style and what other options were considered. 
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Architect, Mr.  Dean Pozarzycki returned to the podium and explained he looked overseas for styles 
of architecture, and while it was aesthetically artificial, he wanted to stay true to the current form 
and time period.  He wanted to represent the neighborhood relative to the outside materials.  
Chairwoman Urban indicated she had difficulty understanding how the architecture was a transition 
and felt it was more institutional looking and she questioned if it fit into the neighborhood, i.e., the 
color was monotone through all four sides that are 60 feet tall and stretch a full block; the windows 
on Prospect, to the south, were attractive but moving to the north, those windows were lost and also 
along Rogers.  She noted the building appears to be one that had been constructed for a previous use 
and converted, but here the developer is building from scratch.   The cornice line includes a stone 
coping, but is very flat and plain, she doesn’t see lintels or columns.   
 
Mr. Pozarzycki noted that if he was looking for a different time period, those details would be seen, 
but he clarified it was a simple building and buildings are experienced in three-dimensional forms 
and other elements exist in the design that relate to the building.  He reminded commissioners the 
architecture was a personal taste.  He also reminded the commissioners that two approaches to the 
building were being considered:  a very heavy massive concrete-type structure and another one was 
light relative to the soil characteristics.  Mr. Pozarzycki proceeded to discuss the difference in the 
brick and terracotta cladding system and preferred not to see too many colors but instead rely on the 
sun and natural environment to do the “play around the building three-dimensionally.”   
 
Mr. Waechtler noted the building looks a little ‘blah,’ but he wasn’t sure what the architect could do 
to make the building a little more colorful.  Taking away the landscaping, he thought the building 
looked more commercial and institutional versus residential.  He thinks maybe they could examine 
opportunities to modify the building and make it appear more residential. 
 
Chairwoman Urban opened up the meeting to the public. 
 
Mr. Henry Schmidt, President and owner of Moldtronics, an adjoining property, commented that the 
location for the development was not ideal, Rogers Street could not handle the number of people 
that would live there, and the proximity of the building to the train was less than ideal.   
 
Ms. Christina Benson, 841 Rogers Street, believed the development was wonderful for the 
neighborhood, attracting younger people who spend money in the area who bring in business and 
revenue.  She found the building attractive.  
 
Mr. Rathje closed by stating he believed the project could bring value to the community and asked 
for the commissioners’ support.  Regarding the air conditioning system, Mr. Pozarzycki explained 
the air conditioning unit will have its own condenser that will be concealed within the deck area. 
Details followed.   Regarding the heating and air conditioning systems, the venting will be through 
the wall system into the balconies and through the building’s roof.  A parapet will shield the 
mechanicals. 
 
Hearing no further comments, Chairwoman Urban closed public comment and invited the 
commissioners to deliberate. 
 
Mr. Waechtler again, thanked the petitioner and team members for the amount of time spent on the 
presentation and for bringing in samples.  He reminded the commissioners the site sat vacant for 
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many years and the proposal could be a good improvement, bringing in business, the commuters, 
etc.  He recommended that the petitioner, prior to going to Village Council, consider having a late 
night security guard on site and to add some aesthetic details to the building. Also, per his question 
to staff, Mr. Popovich clarified the lot consolidation is a process that can be done administratively 
prior to building permit issuance.   
 
Other positive comments followed.  Mrs. Rabatah asked if the commissioners would be amenable to 
changing staff’s condition No. 7 to state that “parking be prohibited in the drop-off zone on 
Prospect Avenue” and to add that the containment structure will be maintained also.  Mr. Cozzo 
summarized that the proposal complied with the village’s Comprehensive Plan, Zoning Ordinance, 
and with the Special Use Standards.  He supported approval of the proposal. 
 
However, Mr. Quirk confirmed his understanding that back in 2008 the site was rezoned to 
Downtown Transition and today’s proposal was not to change that rezoning but that the commission 
was recommending approval/denial of a special use for multi-family.  However, he challenged 
Standard A, stating there were vacancies in the village and he voiced concern about the construction 
materials and quality, as these have not been determined.  He stated the size and scope of the project 
in the proposed location did not make sense and did not enhance the character.  While he supported 
redevelopment, he did not support the project as presented.  Chairwoman Urban voiced concern 
about the density but noted that the bulk requirements were met, which allows the density and she 
reiterated her previously-suggested aesthetic changes to soften the building in order to transition 
from what was being proposed to the single-family zoning.  However, the overall bulk was met 
without asking for variances. 
 
The actual landscape plan was referenced.   
 
WITH RESPECT TO FILE PC 50-13, MR. WAECHTLER MADE A MOTION THAT THE 
PLAN COMMISSION FORWARD TO THE VILLAGE COUNCIL A POSITIVE 
RECOMMENDATION TO INCLUDE STAFF’S CONDITIONS 1 THRU 7 WITH 
CHANGES ON NO. 3 AND NO. 7, AS PROPOSED BY COMMISSIONER RABATAH:    
 

1. THE SPECIAL USE SHALL SUBSTANTIALLY CONFORM TO THE STAFF 
REPORT, RENDERINGS, ARCHITECTURE AND LANDSCAPE PLANS 
PREPARED BY DEAN M. POZARZYCKI, R.A. AS REVISED AND DATED 
JANUARY 21, 2014, ENGINEERING PLANS AND STORMWATER 
MANAGEMENT REPORT PREPARED BY RWG ENGINEERING, LLC AS 
REVISED AND DATED JANUARY 8, 2014, EXCEPT AS SUCH PLANS MAY BE 
MODIFIED TO CONFORM TO THE VILLAGE CODES AND ORDINANCES. 

2. THE PETITIONER SHALL CONSOLIDATE THE TWO LOTS INTO A SINGLE 
LOT OF RECORD PURSUANT TO SECTION 20.507 OF THE SUBDIVISION 
ORDINANCE. 

3. INTERIOR LANDSCAPED BEDS AND THE STORMWATER CONTAINMENT 
STRUCTURE SHALL BE MAINTAINED. 

4. THE BUILDING SHALL BE EQUIPPED WITH AN AUTOMATIC SUPPRESSION 
AND AN AUTOMATIC AND MANUAL FIRE ALARM SYSTEM. 

5. PRIOR TO THE ISSUANCE OF ANY BUILDING OR DEVELOPMENT PERMITS, 
THE PETITIONER SHALL PAY TO THE VILLAGE A $500 FEE-IN-LIEU PER 
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VILLAGE APPROVED PARKWAY TREE SUBJECT TO VERIFICATION BY THE 
VILLAGE FORRESTER. 

6. THE EXISTING SMALL SIDEWALK THAT RUNS NORTH/SOUTH SHALL BE 
RELOCATED TO ALIGN WITH THE PROPOSED PROSPECT AVENUE 
SIDEWALK. 

7. PARKING SHALL BE PROHIBITED IN THE DROP-OFF ZONE ON PROSPECT 
AVENUE. 

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

MRS. RABATAH, MR. RICKARD, CHAIRWOMAN URBAN. 
NAY: MR. QUIRK 
 
MOTION CARRIED.  VOTE:  7-1 
 
Mr. Quirk reiterated his earlier comments and did not believe the Standard A was met.   
 
(The commission took a break at 9:17 p.m. and reconvened at 9:23 p.m.) 
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MEMORANDUM TO: Michael Gatto 
    RMG Realty Group 
 
FROM:   Michael A. Werthmann, PE, PTOE 
    Principal 
 
DATE:    February 13, 2014 
 
SUBJECT:   Preliminary Traffic Review 

719 Rodgers Street Development 
    Downers Grove, Illinois 
 
 
This memorandum summarizes the results of a preliminary traffic review conducted by 
Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for a proposed residential development to be 
located in Downers Grove, Illinois.  The site is located in the southeast quadrant of the intersection 
of Rodgers Street with Prospect Avenue.  As proposed, the development is to contain 48 apartments 
with access to the parking garage provided via one access drive on Rodgers Street and one access 
drive on Prospect Avenue.  
 
The purpose of this review was to (1) estimate the trips to be generated by the development and 
(2) preliminarily review the roadway system serving the site. 
 
Estimated Site Traffic Generation 
 
The number of peak hour vehicle trips estimated to be generated by the proposed 48 apartments 
was based on Apartment (Land-Use Code 220) vehicle trip generation rates contained in 
the Trip Generation Manual, 9th Edition, published by the Institute of Transportation Engineers 
(ITE). Table 1 shows the peak hour traffic to be generated by the proposed development.  However, 
given the location of the development to the downtown area and the two Metra Stations, it 
is expected that the number of new trip generated by the development will be reduced. A review of 
the 2010 census data shows that approximately 70 percent of the residents in the area of the site 
drive to work. The other 30 percent of the residents use alternative modes of transportation, 
including public transportation, bicycling and walking to commute to work.  As such, the number of 
new trips to be generated by the development will likely be less than that shown in Table 1. 
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Table 1 
SITE-GENERATED TRAFFIC VOLUMES 
 Morning Peak Hour  Evening Peak Hour 
Type/Size In Out Total  In Out Total 

Apartments (48 units) 5 22 27  20 10 30 

Note: Estimated trips do not assume any reductions for the alternative modes of transportation serving the area.  

 
Preliminary Review of Area Roadways 
 
To determine the volume of traffic on the area roadway system, KLOA, Inc. obtained daily 
traffic counts from the Village of Downers Grove for both Rodgers Street and Prospect Avenue. 
Table 2 shows the daily traffic volumes.  From the table it can be seen that both roads carry a 
relatively low volume of traffic, particularly Prospect Avenue.  A two-lane collector road such as 
Rodgers Street has a daily capacity of approximately 8,000 to 10,000 vehicles. With a daily 
volume of approximately 3,500 vehicles, it can be seen that Rodgers Street is operating at 
approximately 35 to 45 percent of its capacity.  As such, the roadway system serving the 
development has sufficient reserve capacity to accommodate the limited additional traffic to be 
generated by the development. 
 
Table 1 
DAILY TRAFFIC VOLUMES 
Road Year Daily Volume 

Prospect Avenue north of Rodgers Street 2009 220 

Prospect Avenue south of Rodgers Street 2009 300 

Rodgers Street West of Prospect Avenue. 2009 2,750 

Rodgers Street East of Douglas Road 2011 3,580 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
14-038 Gatto 719 Rodgers Street Development in Downers Grove February 13 2014 maw 
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DEPARTMENT OF COMMUNITY DEVELOPMENT 
 TRAFFIC MEMO 

 
 

 

To: Tom Dabareiner, Director of Community Development 
From: Stan Popovich, AICP, Senior Planner 
Address: 
File #  

715-719 Rogers Street 
PC 50-13 

Date: March 26, 2014 
 
Village Council requested a traffic analysis based on updated traffic counts for the proposed apartment 
project at 715-719 Rogers.  The results of the new counts and analysis submitted March 26, 2014, show 
little if any deterioration in service levels caused by traffic going to/from the apartments. Service levels 
refers to the capacity of a road to handle traffic flow. Projected service levels remain healthy during both 
weekday and weekend peak driving periods. 
 

The petitioner submitted an Intersection Evaluation of Rogers Street and Prospect Avenue.  The purpose 
was to determine how the intersection is currently operating, how it is projected to operate with the 
development of a 48 unit apartment building at 715-719 Rogers and the capacity of the adjacent roadway 
system.  The intersection currently operates at an A and B Level of Service and will continue to operate at 
those levels if the apartment building is constructed. Level A is the highest grade with the best traffic flow 
and least delay.  
 

Below is an explanation of the A to F classification of traffic levels of service from Hofstra University: 

 Free Flow Traffic. Individual users are practically unaffected by the presence of other vehicles on a road 
section. The choice of speed and the maneuverability are free. The level of comfort is excellent, as the 
driver needs minimal attention. 

 (B) Steady Traffic. The presence of other vehicles on the section begins to affect the behavior of 
individual drivers. The choice of the speed is free, but the maneuverability has somewhat decreased. The 
comfort is excellent, as the driver simply needs to keep an eye on nearby vehicles. 

 (C) Steady Traffic but Limited. The presence of other vehicles affects drivers. The choice of the speed is 
affected and maneuvering requires vigilance. The level of comfort decreases quickly at this level, because 
the driver has a growing impression of being caught between other vehicles. 

 (D) Steady Traffic at High Density. The speed and the maneuverability are severely reduced. Low level 
of comfort for the driver, as he must constantly avoid collisions with other vehicles. A slight increase of the 
traffic risks causing some operational problems and saturating the network. 

 (E) Traffic at Saturation. Low but uniform speed. Maneuverability is possible only under constraint for 
another vehicle. The user is frustrated. 

 (F) Congestion. Unstable speed with the formation of waiting lines at several points. Cycles of stop and 
departure with no apparent logic because created by the behavior of drivers. High level of vigilance is 
required for the user with practically no comfort.  

Source: Dr. Jean-Paul Rodrigue, Hofstra University, New York, Retrieved from: 
http://people.hofstra.edu/geotrans/eng/methods/levelservice.html 

Furthermore, the data provided can be used to estimate the Average Daily Traffic (ADT) volumes along 
the particular section of road.  Based on the data, the ADTs for both Prospect Avenue and Rogers Street 
are statistically within the same range of the 2009 and 2011 ADTs provided in the petitioner’s original 
Traffic Review dated February 13, 2014.  
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MEMORANDUM TO:  Michael Gatto 

RMG Realty Group 
 

FROM:     Michael A. Werthmann, PE, PTOE 
     Principal 
 
DATE:     March 24, 2014 
 
SUBJECT:     Intersection Evaluation 

Rogers Street with Prospect Avenue  
Downers Grove, Illinois 
 

 
This memorandum summarizes the results of an evaluation conducted by Kenig, Lindgren, 
O’Hara, Aboona, Inc. (KLOA, Inc.) regarding the operation of the intersection of 
Rogers Street and Prospect Avenue in Downers Grove, Illinois.  The purpose of the evaluation 
was to determine how the intersection is currently operating and is projected to operate with the 
addition of the traffic to be generated by the proposed 719 Rogers Street development. 
As proposed, the 719 Rogers Street development is to be located in the southeast quadrant of the 
subject intersection and is to contain 48 apartments. 
 
Existing Conditions 
 
Rogers Street is an east-west collector street that has a two-lane cross section and a posted speed 
limit of 25.  Prospect Avenue is a north-south local street that extends from Warren Avenue to 
Prairie Avenue and has a posted speed limit of 25 mph.  At its intersection with Rogers Street, both 
approaches of Prospect Avenue are under stop sign control.  
 
To determine the existing volumes at the intersection, peak period vehicle, pedestrian and bicycle 
counts were conducted on Saturday and Wednesday, March 15 and 19, 2014.  The counts were 
conducted during the weekday morning (7:00 to 9:00 A.M.), weekday evening (4:00 to 6:00 P.M.) 
and Saturday midday (1:00 to 3:00 P.M.) peak periods.  The results of the counts show that the 
weekday morning peak hour occurred from 7:00 to 8:00 A.M., weekday evening peak hour occurred 
from 5:00 to 6:00 P.M. and Saturday midday peak hour occurred from 1:15 to 2:15 P.M. 
Figure 1 shows the existing peak hour volumes at the subject intersection.   
 
Projected Traffic Volumes 
 
The number of peak hour vehicle trips estimated to be generated by the proposed 48 apartments 
was based on Apartment (Land-Use Code 220) vehicle trip generation rates contained in the 
Trip Generation Manual, 9th Edition, published by the Institute of Transportation Engineers (ITE). 
Table 1 shows the peak hour traffic to be generated by the proposed development.  The additional 
traffic to be generated by the development was assigned to the subject intersection and added to 
the existing traffic volumes, which are shown in Figure 2. 
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Table 1 
SITE-GENERATED TRAFFIC VOLUMES 

 
Weekday Morning 

Peak Hour 
 

Weekday Evening 
Peak Hour 

 Saturday Midday 
Peak Hour 

Type/Size In Out  In Out  In Out 

Apartments (48 units) 5 22  20 10  13 13 

 
Intersection Analyses 
 
Intersection capacity analyses were performed for the subject intersection to ascertain how it is 
currently operating and determine the ability of the intersection to accommodate projected traffic 
demands. Analyses were performed for the weekday morning, weekday evening and Saturday 
midday peak hour traffic conditions under the existing traffic volumes and the existing traffic 
volumes plus the development-generated traffic volumes. 
 
The traffic analyses were performed using HCS 2010 computer software, which is based on the 
methodologies outlined in the Transportation Research Board’s Highway Capacity Manual 
(HCM), 2010.  The ability of an intersection to accommodate traffic flow is expressed in terms 
of level of service, which is assigned a letter grade from A to F based on the average control 
delay experienced by vehicles passing through the intersection.  Level of Service A is the highest 
grade (best traffic flow and least delay), Level of Service E represents saturated or at-capacity 
conditions and Level of Service F is the lowest grade (oversaturated conditions, extensive 
delays).  For two-way stop controlled intersections, levels of service are only calculated for the 
approaches controlled by a stop sign (not for the intersection as a whole).  The Highway 
Capacity Manual definitions for levels of service and the corresponding control delay for 
unsignalized intersections are shown in the Appendix.  The results of the capacity analyses are 
summarized in Table 2. 
 
From Table2 it can been seen that the Prospect Avenue approaches at its stop sign controlled 
intersection with Rogers Street is currently operating at a good Level of Service B or better with 
very limited delay.  With the additional traffic to be generated by the development, the two 
Prospect Avenue approaches are projected to continue to operate at a good Level of Service B or 
better. As such, the Rogers Street/Prospect Avenue intersection has sufficient reserve capacity to 
accommodate the limited additional traffic to be generated by the proposed development. 
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Table 2 
INTERSECTION CAPACITY ANALYSES 
ROGERS STREET WITH PROSPECT AVENUE 
 
 

Weekday 
Morning 

Peak Hour 

 Weekday  
Evening 

Peak Hour 

 Saturday 
Midday 

Peak Hour 
Intersection LOS Delay  LOS Delay  LOS Delay 

Existing Traffic Volumes         

 Northbound Approach A 8.9  A 9.7  A 8.5 

 Southbound Approach B 10.3  B 10.2  A 9.3 

Existing plus Development Traffic Volumes 

 Northbound Approach A 9.3  A 9.8  A 8.8 

 Southbound Approach B 10.4  B 10.3  A 9.4 

LOS = Level of Service 
Delay = Seconds 

        

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
14-038 Gatto Intersection Evaluation in Downers Grove March 24  2014 maw 
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Appendix 
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LEVEL OF SERVICE CRITERIA 
Unsignalized Intersections 

Level of Service Average Total Delay (SEC/VEH) 

A      0 – 10 

B > 10 – 15 

C > 15 – 25 

D > 25 – 35 

E > 35 – 50 

F > 50 

Source:  Highway Capacity Manual, 2010. 
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Date:  April, 2014 

To:  Mayor Tully 

From:  Michael Cassa 

Re:  Competition for Younger Workforce 

 

Last year when I attended the “State of Office Market” event in Chicago, virtually every speaker 
identified one of the most important site selection factors for corporate headquarters and other major 
business projects:  the ability to attract younger employees, primarily recent graduates and those with 
high tech skills.  Where these prospective employees live and work is driven by many factors, but at 

the top of the list are: (1) availability of modern apartments and condos located within walking 

distance of a train station; (2) availability of transit systems that can get them from their home to 

work so they don’t have to use (or own) a car; and (3) the availability of restaurants, shopping and 

entertainment close to where they live. 

Ernst & Young recently issued a report called “Work: No Longer Business as Usual” which focused on the 
future workforce and the impact on the Chicago area.   I have attached a copy of the report, which 
found that: 

“Workers want flexibility in where and when they work. And companies are increasingly willing to accept 
contractors and employees who work wherever they choose. What does this suggest about the future of 
cities as places where businesses and talent converge? And what does it mean for the city of Chicago? 
 
The news is good, according to survey respondents and experts alike. All were optimistic about Chicago’s 
future as a workplace, a regional hub and a global center for business. The vast majority (78%) of 
respondents believe that companies will continue to move operations from suburban areas to downtown 
locations.  
 
What’s driving the trend? Probably the war for talent. Almost universally, survey respondents believe 
that businesses will continue to locate here and executives acknowledge that they need talent that favors 
being downtown. So a virtuous cycle continues. 
 
The majority of respondents believe companies will continue to move operations to downtown.  
Optimism about the movement of organizations to downtown urban locations broadly crosses all 
demographics but skews strongly toward respondents who also believe that technology will increase in 
importance. Corresponding with this expectation is the predominance of younger workers in the urban 
office environment, as compared to the suburbs. Younger workers want the amenities that cities afford.” 
 
This issue has not escaped the attention of employers, and the media: 
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Frankly, those (tech) folks love living downtown. That's where the talent pool is,” says Greg Wasson, 
CEO of Deerfield-based Walgreen Co., which has about 300 e-commerce workers in the Sullivan Center, 
where it set up shop in 2010. “As our business grows, we need to be where people want to live and 
work.” He declines to offer any headcount goals for the company's Loop operation but says, “I think we 
will continue to grow.” 

In the highest demand are technology workers, especially web designers and mobile software developers, 
who tend to be younger and more likely to live in the city, recruiters say. Companies also have their 
sights on fresh college graduates and other young workers for jobs in sales, marketing and customer 
support. 

Corporate interest in the city has picked up in recent months, Deputy Mayor Mark Angelson says, though 
he declines to discuss specific projects. “It's basically about the workforce,” he says. “In late May, the 
roar you hear is the sound of new graduates packing up from all the Big Ten states coming to Chicago to 
start their careers.” 

A downtown location, once a perk, is fast becoming a necessity in the competition for talent. “A lot of 
these workers, especially mobility (technology), are getting multiple offers,” says Jim Goodmiller, 
Midwest director of technology consulting and staffing at McLean, Va.-based Digital Intelligence Systems 
Corp. “If they can live in the city and not commute to the 'burbs, they're doing it.”  

(“The Siren Song of Downtown as Companies seek young tech workers”, Crain’s Chicago Business, June 
9, 2012. See attached.) 

World Business Chicago, the economic development public/private partnership for the city, is using this 
issue as part of their strategy for business attraction.  (see worldbusinesschicago.com). 

At the State of Office Market conference in 2013, the speakers urged suburban communities to pay 
attention to the emerging workforce and to make their communities an attractive place for them to 
live, work and recreate.  The next State of the Office Market conference is on May 1, 2014.  I am 
sure I will hear more of the same. 
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APPROVED – 2/24/14 

PLAN COMMISSION   FEBRUARY 3, 2014 1 

VILLAGE OF DOWNERS GROVE 

PLAN COMMISSION MEETING 

PUBLIC HEARING 

 

FEBRUARY 3, 2014, 7:00 P.M. 

 

 

Chairwoman Urban called the February 3, 2014 meeting of the 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: Chairwoman Urban, Mr. Beggs, Mr. Cozzo, Mrs. Lupescu (ex-officio), 

Mr. Matejczyk, Mr. Quirk, Ms. Rabatah, Mr. Rickard, Mr. Waechtler 

 

ABSENT:   Mr. Webster; ex-officios Mr. Menninga and Ms. Souter 

 

STAFF  PRESENT:  Senior Planner Stan Popovich and Planner Kelley Chrisse 

 

VISITORS: Ken Rathje, Rathje Planning Services; Dean Pozarzycki, Architect; Michael Gatto, 

RMG Realty Group; Bob Gundmunson, RWG Engineering, LLC - 975 E. 22nd 

Street, Wheaton, IL; Henry Schmidt, Moldtronics; Christina Benson - 841 Rogers 

Downers Grove; Bill Kay - 2100 Ogden Avenue, Downers Grove 

 

Chairwoman Urban provided a brief review of the meeting’s protocol.  Mr. Beggs wanted to 

confirm that the petitions being reviewed tonight are subject to the current zoning ordinance even 

though recommended revisions to the zoning ordinance have been sent to the Village Council.  Mr. 

Popovich confirmed that transitional provisions are included in the proposed zoning ordinance and 

it is anticipated that the revisions to the zoning ordinance would be adopted and possibly effective 

around mid-April.  Any cases approved under the current zoning ordinance would receive permits 

for same, even if the new zoning ordinance is in effect at the time a building permit is issued.   

 

Chairwoman Urban swore in those individuals who would be speaking on the following two 

petitions: 

 

FILE PC 50-13:  A petition seeking approval of a Special Use to construct a multiple-family 

residential structure at 715-719 Rogers Street.  Property is zoned DT Downtown Transition District;  

Property located on the southeast corner of Rogers Street and Prospect Ave., commonly known as 

715-719 Rogers Street, Downers Grove, IL; RMG Realty Group, LLC, petitioner; 1501 Ogden 

Associates, LLC, Owner. 

 

Planner Kelley Chrisse summarized the request before the commissioners, noting the Village 

Council in May 2008 made various approvals to allow the construction of a 16 townhomes on the 

site.  The site was rezoned from M-1 to Downtown Transition as part of the approval and it received 

special use, planned development and final plat of subdivision.  Since that time, however, the 

approvals lapsed and staff was asking that those prior approvals be rescinded.   
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The site location and surrounding area were pointed out, along with the current one-story industrial 

building which would be razed in order to construct a 48-unit upscale apartment building with roof 

garden.   The property, containing two lots, would have to be administratively consolidated should 

approval be granted.  Four floors of dwelling units (1 and 2-bedroom units) are planned to be 

constructed above a two-story, open-air parking structure.  A list of amenities followed.   

 

Due to the west-to-east grade differential of 6 feet and the north-to-south grade differential of 13 

feet, it allowed for the construction of the parking structure where the lower level will be accessible 

from Prospect Avenue for residents only through a gated entry.  Forty-eight (48) assigned spaces 

will exist with two spaces being handicap accessible.  Grade level parking will be at Rogers Street, 

where guests can access the garage.  On this level there will be 50 parking spaces -- two being 

handicap accessible.  A four-foot knee wall will surround this level and will also be open.   

Pedestrian access to the building was explained.   

 

Building elevations, architecture, and materials were reviewed, with Ms. Chrisse mentioning that 

two facade options were being proposed by the petitioner:  1) a terracotta cladding system; and 2) a 

utility brick embedded in pre-cast concrete panels.  Color will be medium brown with charcoal 

colored sunshades, balustrades and metal fascia.  Perspectives of the two facades followed.  A 

review of the building’s landscaping briefly followed and, per Ms. Chrisse, the village forester 

reviewed the landscape plans with a concern about the continued maintenance of the interior beds, 

which staff has incorporated into a condition.  However, an irrigation system has been proposed 

where recycled rain will water the roof garden and the interior beds.   

 

Public improvements were discussed with staff noting that the current sidewalk stub that exists does 

not align with the sidewalk on the other side of Rogers Street and staff is requesting that they align.  

Both parkways will be restored with parkway trees, as determined by the village forester.  

Ms. Chrisse stated that because the stormwater currently flowed into a culvert on Prospect Avenue 

and because the net increase of new impervious was only 1,000 sq. feet, it did not require detention 

or volume control best management practices.  However, the petitioner was proposing to install a 

containment structure to be located at the southwest corner of the site to improve water quality for 

site discharge and to receive run-off from the roof and grade level parking prior to entering the 

storm sewer system.  The roof garden will also reduce run-off. 

 

Per Ms. Chrisse, the Fire Prevention division chief had indicated to staff that access will be from 

Rogers Street and Prospect Avenue, where entry into the site is not required.  A dry pipe fire 

suppression system is being proposed for the parking levels along with a traditional wet pipe system 

for the residential floors.  All floors will have a fire alarm system.   

 

Setbacks and bulk regulations were reviewed by Ms. Chrisse who indicated she inadvertently 

omitted the five-feet side yard setbacks in her report but confirmed the proposal does meet the 

requirements.  While no open space was required for the Downtown Transition area, she stated the 

petitioner was increasing the amount of green space from what currently exists.    

 

Lastly, the Standards for Approval for a special use have all been met and staff recommended that 

the Plan Commission make a positive recommendation to the Village Council subject to staff’s 

conditions in its report.   
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A number of questions arose regarding the length of the leases, the type of security for the building, 

the maintenance of the garbage chute (odor control); recycling; snow removal maintenance; 

whether an on-site manager will exist and what is meant by “temporary parking” for the drop-off 

zone on Prospect Avenue.  After staff’s explanation of the temporary parking, it was suggested that 

it have clearer language to which staff was open to commissioner revisions.  Asked why there was a 

special use, staff clarified that the special use request was due to the proposal being in the 

Downtown Transition area and a multiple family structure required a special use.  Details followed 

as well as what was approved back in 2008, i.e., 16 townhomes.  Mr. Quirk expressed concern 

about the density being proposed now.   

 

Petitioner, Mr. Ken Rathje with Rathje Planning Services, Downers Grove briefly introduced his 

team and walked through the steps of how he and his client decided upon the site.  Details followed 

how the building was determined to fit into the site, specifically, working with the site’s grade.  

Access and security were reviewed again briefly.   Common mechanical equipment would be on the 

roof clustered near the middle north end of the building and be screened from the ground while at 

the south end of the roof would be the garden area that would use recycled water and for other 

landscaped areas.  Further landscaping details followed with Mr. Rathje explaining that the village 

forester has indicated that the petitioner pay $500 per tree and the forester would select the 

appropriate trees and plant them.  The one existing tree on Rogers Street will be protected while 

another existing tree, located near the driveway, may be of concern due to construction damage, 

and, if damaged, per the staff report, the petitioner would have to work under the village’s 

assessment formula and compensate for the existing tree.  Again, Mr. Rathje addressed stormwater 

issues, public improvements, and properly aligning the sidewalks. 

 

A more thorough review of the upscale amenities followed, as well as building material 

(concrete/steel), and the fact that once the soil bearing capacity will be determined once the existing 

building was razed, then the appropriate building material would be decided.  Security would 

consist of a key-FOB system and a 24-hour camera system; trash odor would be handled depending 

on the frequency of the garbage removal; there would be no recycling facility; a nearby manager 

would be available 24 hours for emergencies; leases would typically be for one year; the temporary 

drop off area was envisioned to be no more than a 15 minute limit; the special use would exist for 

the life of the property and the zoning ordinance did not distinguish between rental or for-sale 

properties.  Any conversion to condominiums would be done through the state’s Condominium Act.  

The type of roof vegetation that was considered was explained and clarified further. 

 

Lastly, Mr. Rathje addressed the standards for special use which he believed were consistent and in 

compliance with the village’s Comprehensive Land Use Plan.  He emphasized that the proposal 

took advantage of the pedestrian-environment in the downtown area, it was a commuter-oriented 

and transit-oriented proposal, as the proposed building would be 1,300 feet walking distance to the 

downtown trains station.  The standards for a special use were reviewed in detail by Mr. Rathje. 

 

Per commissioner questions, Mr. Rathje explained that the building would be leased typically for 

one year which was the standard model; the 24 hour hot line would be managed by a local rep 

(probably one of the owners) who would be responsible to organize and hire the various trades 

necessary, such as snow plowing.  Because the temporary parking was located on village right-of- 

way, it would be subject to village standards.  Mr. Rathje explained the soil bearing process and the 

trash chute eliminating process.  Mr. Waechtler suggested having a person on the premises, 

especially for late night security.    
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Mr. Michael Gatto, with RMG Realty Group, discussed his own background with housing and 

security issues in the downtown Chicago area as compared to what would be needed for this 

development; the fact that he has a property management service which is family operated and in 

the vicinity.  Because he believed the building was small enough, having an on-site 24-hour security 

person was not necessary.  However, he did envision having a person on-site for the lease out 

process for the first two years.   

 

Commissioner concern was raised regarding the six-story height of the building versus the 

surrounding two-story structures in the area and the fact that Stations Crossing, located at Main and 

Rogers Streets, was the same cross-section as what was being proposed, to which Mr. Rathje 

explained that proposed building was consistent with many of the other multi-family buildings in 

and around the downtown area and the height was established by right and any other use could 

come in and build without a special use.  Additionally, the density of the downtown had increased 

over the years.   

 

Asked what a containment tank was, Mr. Bob Gundmunson, with RWG Engineering, explained it 

was best described as an “oil/sediment separator” to improve the effluent leaving the site.  A 

description of the tank facility followed.   

 

Mr. Dean Pozarzycki, 4728 Main Street, Downers Grove, architect for the proposal, discussed the 

photometric lighting system will be all LED.  Details followed.  As to the lighting overspill on the 

upper parking level, the fixtures will be “dark sky” quality with lumens directed appropriately.  

During the construction drawing phase is when a foot candle analysis (based on the LEDs), will be 

done.   Lighting compliance will meet the village’s ordinance regulations as it relates to lighting 

overspill.  Details followed regarding the types of fixtures that will be used to control spillage.  

 

Per Mr. Rathje, signage will comply with the village’s ordinance.  There will be no separate tenant 

storage space in the garage or building.  Visitors and residents will have access to the upper parking 

level and parking at the lobby level will be controlled with a key-FOB system.  Lastly, Mr. Rathje 

indicated that a traffic impact study was not done due to the size of the project.  The prior 16-unit 

townhouse project, however, he surmised would have had 8 to 10 trips in per day, per unit, for an 

estimated 128 trips in per day.  Not knowing the characteristics of the occupants of the proposed 

building, but estimating that one-third to one-half would be rail commuters, he estimated it would 

drop the trips by half or more.  His estimates followed.  He agreed that the character of building 

would also change over time, along with its tenants, i.e., some people may take the train over time 

or change jobs, but the goal was to keep them there.  To have a reasonable number of parking 

spaces was a luxury tenants would pay for and Mr. Rathje, citing parking numbers he reviewed 

from a traffic manual, estimated there would be an over-supply of parking spaces.   As to how the 

amount of parking for this development compared with the project approved previously, Mr. Rathje 

explained that the townhome proposal would have had two spaces per unit or 32 parking spaces and 

few guest parking spaces as compared to five or six times that amount for this development.   

 

Asked what would prevent commuters from parking in the open parking lot, Mr. Rathje indicated 

that such vehicles would be towed and impounded if it were to become an issue; no different than 

the surface level parking lots.  The owner would have to hire a towing company.  Lastly, 

Chairwoman Urban inquired how the petitioner decided upon the “post World War II Modern” 

architectural style and what other options were considered. 
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Architect, Mr.  Dean Pozarzycki returned to the podium and explained he looked overseas for styles 

of architecture, and while it was aesthetically artificial, he wanted to stay true to the current form 

and time period.  He wanted to represent the neighborhood relative to the outside materials.  

Chairwoman Urban indicated she had difficulty understanding how the architecture was a transition 

and felt it was more institutional looking and she questioned if it fit into the neighborhood, i.e., the 

color was monotone through all four sides that are 60 feet tall and stretch a full block; the windows 

on Prospect, to the south, were attractive but moving to the north, those windows were lost and also 

along Rogers.  She noted the building appears to be one that had been constructed for a previous use 

and converted, but here the developer is building from scratch.   The cornice line includes a stone 

coping, but is very flat and plain, she doesn’t see lintels or columns.   

 

Mr. Pozarzycki noted that if he was looking for a different time period, those details would be seen, 

but he clarified it was a simple building and buildings are experienced in three-dimensional forms 

and other elements exist in the design that relate to the building.  He reminded commissioners the 

architecture was a personal taste.  He also reminded the commissioners that two approaches to the 

building were being considered:  a very heavy massive concrete-type structure and another one was 

light relative to the soil characteristics.  Mr. Pozarzycki proceeded to discuss the difference in the 

brick and terracotta cladding system and preferred not to see too many colors but instead rely on the 

sun and natural environment to do the “play around the building three-dimensionally.”   

 

Mr. Waechtler noted the building looks a little ‘blah,’ but he wasn’t sure what the architect could do 

to make the building a little more colorful.  Taking away the landscaping, he thought the building 

looked more commercial and institutional versus residential.  He thinks maybe they could examine 

opportunities to modify the building and make it appear more residential. 

 

Chairwoman Urban opened up the meeting to the public. 

 

Mr. Henry Schmidt, President and owner of Moldtronics, an adjoining property, commented that the 

location for the development was not ideal, Rogers Street could not handle the number of people 

that would live there, and the proximity of the building to the train was less than ideal.   

 

Ms. Christina Benson, 841 Rogers Street, believed the development was wonderful for the 

neighborhood, attracting younger people who spend money in the area who bring in business and 

revenue.  She found the building attractive.  

 

Mr. Rathje closed by stating he believed the project could bring value to the community and asked 

for the commissioners’ support.  Regarding the air conditioning system, Mr. Pozarzycki explained 

the air conditioning unit will have its own condenser that will be concealed within the deck area. 

Details followed.   Regarding the heating and air conditioning systems, the venting will be through 

the wall system into the balconies and through the building’s roof.  A parapet will shield the 

mechanicals. 

 

Hearing no further comments, Chairwoman Urban closed public comment and invited the 

commissioners to deliberate. 

 

Mr. Waechtler again, thanked the petitioner and team members for the amount of time spent on the 

presentation and for bringing in samples.  He reminded the commissioners the site sat vacant for 
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many years and the proposal could be a good improvement, bringing in business, the commuters, 

etc.  He recommended that the petitioner, prior to going to Village Council, consider having a late 

night security guard on site and to add some aesthetic details to the building. Also, per his question 

to staff, Mr. Popovich clarified the lot consolidation is a process that can be done administratively 

prior to building permit issuance.   

 

Other positive comments followed.  Mrs. Rabatah asked if the commissioners would be amenable to 

changing staff’s condition No. 7 to state that “parking be prohibited in the drop-off zone on 

Prospect Avenue” and to add that the containment structure will be maintained also.  Mr. Cozzo 

summarized that the proposal complied with the village’s Comprehensive Plan, Zoning Ordinance, 

and with the Special Use Standards.  He supported approval of the proposal. 

 

However, Mr. Quirk confirmed his understanding that back in 2008 the site was rezoned to 

Downtown Transition and today’s proposal was not to change that rezoning but that the commission 

was recommending approval/denial of a special use for multi-family.  However, he challenged 

Standard A, stating there were vacancies in the village and he voiced concern about the construction 

materials and quality, as these have not been determined.  He stated the size and scope of the project 

in the proposed location did not make sense and did not enhance the character.  While he supported 

redevelopment, he did not support the project as presented.  Chairwoman Urban voiced concern 

about the density but noted that the bulk requirements were met, which allows the density and she 

reiterated her previously-suggested aesthetic changes to soften the building in order to transition 

from what was being proposed to the single-family zoning.  However, the overall bulk was met 

without asking for variances. 

 

The actual landscape plan was referenced.   

 

WITH RESPECT TO FILE PC 50-13, MR. WAECHTLER MADE A MOTION THAT THE 

PLAN COMMISSION FORWARD TO THE VILLAGE COUNCIL A POSITIVE 

RECOMMENDATION TO INCLUDE STAFF’S CONDITIONS 1 THRU 7 WITH 

CHANGES ON NO. 3 AND NO. 7, AS PROPOSED BY COMMISSIONER RABATAH:    

 

1. THE SPECIAL USE SHALL SUBSTANTIALLY CONFORM TO THE STAFF 

REPORT, RENDERINGS, ARCHITECTURE AND LANDSCAPE PLANS 

PREPARED BY DEAN M. POZARZYCKI, R.A. AS REVISED AND DATED 

JANUARY 21, 2014, ENGINEERING PLANS AND STORMWATER 

MANAGEMENT REPORT PREPARED BY RWG ENGINEERING, LLC AS 

REVISED AND DATED JANUARY 8, 2014, EXCEPT AS SUCH PLANS MAY BE 

MODIFIED TO CONFORM TO THE VILLAGE CODES AND ORDINANCES. 

2. THE PETITIONER SHALL CONSOLIDATE THE TWO LOTS INTO A SINGLE 

LOT OF RECORD PURSUANT TO SECTION 20.507 OF THE SUBDIVISION 

ORDINANCE. 

3. INTERIOR LANDSCAPED BEDS AND THE STORMWATER CONTAINMENT 

STRUCTURE SHALL BE MAINTAINED. 

4. THE BUILDING SHALL BE EQUIPPED WITH AN AUTOMATIC SUPPRESSION 

AND AN AUTOMATIC AND MANUAL FIRE ALARM SYSTEM. 

5. PRIOR TO THE ISSUANCE OF ANY BUILDING OR DEVELOPMENT PERMITS, 

THE PETITIONER SHALL PAY TO THE VILLAGE A $500 FEE-IN-LIEU PER 
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VILLAGE APPROVED PARKWAY TREE SUBJECT TO VERIFICATION BY THE 

VILLAGE FORRESTER. 

6. THE EXISTING SMALL SIDEWALK THAT RUNS NORTH/SOUTH SHALL BE 

RELOCATED TO ALIGN WITH THE PROPOSED PROSPECT AVENUE 

SIDEWALK. 

7. PARKING SHALL BE PROHIBITED IN THE DROP-OFF ZONE ON PROSPECT 

AVENUE. 

 

SECONDED BY MR. BEGGS.  ROLL CALL: 

 

AYE: MR. WAECHTLER, MR. BEGGS, MR. COZZO, MR. MATEJCZYK, 

MRS. RABATAH, MR. RICKARD, CHAIRWOMAN URBAN. 

NAY: MR. QUIRK 

 

MOTION CARRIED.  VOTE:  7-1 

 

Mr. Quirk reiterated his earlier comments and did not believe the Standard A was met.   

 

(The commission took a break at 9:17 p.m. and reconvened at 9:23 p.m.) 
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