
VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

Planned Unit Development, Rezoning and Special Use for a mixed-
use building at 904-910 Curtiss Street

Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The petitioner is requesting approval of a Planned Unit Development, Rezoning and Special Use to permit 
the construction of a mixed-use building at 904-910 Curtiss Street.

STRATEGIC PLAN ALIGNMENT

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

FISCAL IMPACT

n/a

UPDATE & RECOMMENDATION
This item was discussed at the November 3, 2015 Village Council meeting. The previous condition #3 
regarding certificates of occupancies was deleted to accommodate petitioner’s concern regarding phasing 
plan. The remaining conditions adequately address staff concerns about phasing.

At the meeting, the Council asked for additional information on parking requirements in other municipal 
downtown developments. 

Municipality Spaces Per Dwelling Unit
Downers Grove 1.4
Clarendon Hills 1.5
Elmhurst 2 (efficiency, 1 and 2 bedroom); 2.5 (3+ bedrooms)
Hinsdale 3
Glen Ellyn 1 (efficiency); 1.5 (1 bedroom); 2 (2+ bedroom)
Lisle 1 (efficiency and 1 bedroom); 1.5 (2+ bedrooms)
Lombard 1 (efficiency and 1 bedroom); 1.5 (2+ bedrooms)
Naperville 2
Wheaton No requirement

Staff recommends approval on the November 10, 2015 Active Agenda.

11/10/201511/10/201511/10/201511/10/201511/10/201511/10/201511/10/2015
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BACKGROUND

This development proposal is for a five-story, mixed use building at 904 - 910 Curtiss Street (the northeast 
corner of Curtiss and Washington Streets). The applicant is seeking a Planned Unit development and an 
associated rezoning from Downtown Business to Downtown Business/PUD.  The application also requires 
approval of a special use for the multi-family component of the project.  

Property Information & Zoning Request 
The 0.67 acre property is zoned Downtown Business (DB) and is currently improved with two buildings.  A 
one-story six-unit apartment building is located at 904 Curtiss Street.  A three-story building with seven retail 
spaces and 15 apartments is located at the corner of Curtiss and Washington Streets and is known as 910 
Curtiss Street.  The applicant is proposing to construct a five-story building with three retail suites, an 
apartment management office and 48 apartments.  The multi-family residential use in the DB requires Special 
Use approval.  The applicant is applying for a Planned Unit Development to accommodate higher density than 
would be allowed under the Downtown Zoning district.  As part of the PUD approval, a rezoning from DB to 
DB/PUD is required.  

Development Plan
The applicant is proposing to replace the two existing buildings with a five story, mixed use building.  The 
building would be improved with a variety of high quality building materials including varying colors of face 
brick and an aluminum and glass storefront.  The building will include the following:

 12 one bedroom units
 32 two bedroom units
 4 three bedroom units
 3 retail suites
 1 apartment management office 
 58 enclosed off-street parking spaces
 6 outdoor off-street parking spaces 

The petitioner is proposing to phase construction.  Phase I would include the demolition of 904 Curtiss Street 
to construct the north half of the proposed building.  This would permit the tenants in the existing 910 Curtiss 
Street building to remain while construction occurs on Phase I.  Once Phase I is complete, Phase II would 
commence with the petitioner demolishing the existing 910 Curtiss Street building and building the west half 
of the proposed building at the intersection of Curtiss and Washington Streets.

Compliance with the Comprehensive Plan
The subject property is identified in the Comprehensive Plan as part of Catalyst Site #13 along with two 
parcels immediately north of the subject site.  The Comprehensive Plan notes the site's proximity to the train 
station makes it an ideal location for a mixed-use transit-oriented development with residential above ground 
floor retail.  The proposed development meets this goal.  The proposed development also advances several of 
the goals and objectives found in the Comprehensive Plan including:

 Creates a transit- and pedestrian-oriented development
 Promotes a diverse mix of commercial uses in the downtown
 Promotes a development that further enhances the downtown district as the cultural and social center 

of the community
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Compliance with the Zoning Ordinance
The proposed project meets most zoning requirements for the DB zoning district.  However, the applicant is 
requesting deviations to increase density, reduce the number of required parking spaces, and reduce the corner 
build-to-zone.  The proposed deviations are consistent with the intent of the Zoning Ordinance and necessary 
to meet the intent of the Comprehensive Plan.

Compliance with the Subdivision Ordinance
The applicant will meet all requirements of the Subdivision Ordinance.  The applicant will administratively 
consolidate the two existing lots, provide a fee-in-lieu for two parkway trees and provide the required park 
district and school district donations.    

Compliance with the Downtown Design Guidelines
The proposed development meets the design guidelines in the following manner:

 Provides visual interest and high quality materials throughout the building
 Provides horizontal expressions that separate the retail storefronts from the residential above
 Creates a distinctive building through the varying vertical planes and the cornice

Public Improvements
The subject property is not required to provide on-site detention as the proposed development increases the 
amount of open-green space as compared to the two existing buildings and large parking lot that currently 
occupy the site.  A water quality structure will be provided in accordance with the Village’s Stormwater and 
Floodplain Ordinance.

Traffic and Parking
A traffic and parking impact study for the proposed development was completed by the petitioner.  Based on 
the development's location and transit-oriented development approach, the study found that the proposed 
development will not have a detrimental impact on the adjacent road network traffic flow.  The study 
examined the Curtiss and Washington Street intersection and found that it will continue to operate at an 
acceptable level after the development is completed.  

The study found that the proposed parking levels are consistent with the transit-oriented nature of the 
development and the auto ownership trend of rental units in downtown areas in other Chicagoland multi-
family mixed-use developments.  

Public Comment
During the Plan Commission meeting, the public expressed various concerns including the displacement of 
existing residential and commercial tenants and a reduction in overall retail space at this location.   The 
phasing of construction allows existing tenants in the 910 Curtiss building to remain while construction on 
Phase I is undertaken.  While the number of retailers would be reduced from seven to three, the size and 
quality of the new modern retail space will better meet the needs of today’s retailers.  The existing retail 
spaces are outdated retail spaces that the petitioner has difficulty maintaining retailers in, as many retailers 
grow and require larger spaces. 

ATTACHMENTS

Ordinance
Aerial Map
Staff Report with attachments dated October 12, 2015
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Draft Minutes of the Plan Commission Hearing dated October 12, 2015
Nu Living letter dated October 18, 2015
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904-910 Curtiss Rezoning

15-PLC-0028

ORDINANCE NO. _____

AN ORDINANCE REZONING CERTAIN PROPERTY 
LOCATED AT 904-910 CURTISS STREET

WHEREAS, the real estate located at 904-910 Curtiss Street, on the northeast corner of Curtiss 
and Washington Streets, hereinafter described has been classified as "DB, Downtown Business District" 
under the Zoning Ordinance of the Village of Downers Grove; and

WHEREAS, the owner or owners of said real estate have requested that such property be rezoned 
as hereinafter provided; and

WHEREAS, such petition was referred to the Plan Commission of the Village of Downers Grove, 
and said Plan Commission has given the required public notice, has conducted a public hearing respecting 
said petition on October 12, 2015 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, making due allowance for existing conditions, the conservation of property values, 
the development of the property in conformance to the official Comprehensive Plan of the Village of 
Downers Grove, and the current uses of the property affected, the Council has determined that the 
proposed rezoning is for the public good.

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

SECTION 1.  The Zoning Map of the Village, pursuant to Section 28.12.030 of the Downers 
Grove Municipal Code, is hereby further amended by rezoning to "DB/PUD #54, Downtown Business 
District with a Planned Unit Development Overlay" the zoning classification of the following described 
real estate, to wit:

Parcel 1:
The west 50 feet of Lot 6 in Block 2 in Curtiss Addition to the Town of Downers Grove, being a 
subdivision of part of Section 8, Township 38 North, Range 11, East of the Third Principal 
Meridian, according to the plat thereof recorded March 8, 1866 as Document 7317, in DuPage 
County, Illinois

Parcel 2:
Lots 7 and 8 in Block 2 in Curtiss Addition to the Town of Downers Grove, being a subdivision 
of part of Section 7, Township 38 North, Range 11, East of the Third Principal Meridian, 
according to the plat thereof recorded March 8, 1866 as Document 7317, in DuPage County, 
Illinois

Commonly known as 904-910 Curtiss Street, Downers Grove, IL 60515 (09-08-304-001 and -
002)

SECTION 2.  The official zoning map shall be amended to reflect the change in zoning 
classification affected by Section 1 of this ordinance, subject to the following conditions:

1. Any changes to the conditions represented by the Petitioner as the basis for this petition, 
whether those changes occur prior to or after Village approval, shall be promptly reported 
to the Village.  The Village reserves the right to re-open its review process upon receipt 
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of such information; and

2. It is the Petitioner's obligation to maintain compliance with all applicable Federal, State, 
County and Village laws, ordinances, regulations, and policies.

SECTION 3.  That the rezoning meets the requirements of Section 12.030.I of the Zoning 
Ordinance as follows:

1. The existing use and zoning of nearby property;

2. The extent to which the particular zoning restrictions affect property values;

3. The extent to which any diminution in property value is offset by an increase in 
the public health, safety and welfare;

4. The suitability of the subject property for the zoned purposes;

5. The length of time that the subject property has been vacant as zoned, 
considering the context of land development in the vicinity;

6. The value to the community of the proposed use; and

7. The comprehensive plan.

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

SECTION 5.  This ordinance shall be in full force and effect from and after its passage and 
publication in pamphlet form as provided by law.

                            
Mayor

Passed:
Published:
Attest:                               

  Village Clerk

1\ww\Ord.15\904-910-Curtiss-Rezone-15-PLC-0028
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VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
OCTOBER 12, 2015 AGENDA 

 
 

SUBJECT:                                             TYPE:                                      SUBMITTED BY: 
 
 
15-PLC-0028 
904 – 910 Curtiss Street 

 
 
Planned Unit Development and  
Special Use 

 
Stan Popovich, AICP 
Director of  
Community Development 

  
REQUEST 
The petitioner is requesting approval for a Planned Unit Development and a Special Use to construct a mixed-use 
building including three retail suites, one office and 48 apartments at 904-910 Curtiss Street in the Downtown 
Business (DB) zoning district.  

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

  
OWNER/APPLICANT: John Penavic 
  5202 Washington Street, Suite 3 
  Downers Grove, IL 60515 
 
  

PROPERTY INFORMATION 
 

EXISTING ZONING: DB, Downtown Business 
EXISTING LAND USE: Mixed-use commercial and apartment building and an apartment building  
PROPERTY SIZE: 28,750 sq ft (0.66 acres) 
PINS: 09-08-304-001 and -002 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
NORTH: DB, Downtown Business   Downtown/Mixed Use  
SOUTH: DB, Downtown Business &   Downtown/Mixed Use  
 DT, Downtown Transition  Downtown/Mixed Use 
EAST: DT, Downtown Transition   Institutional/Public/Train 
WEST: DB, Downtown Business   Downtown/Mixed Use  

 
ANALYSIS 

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

1. Project Narrative  
2. Plat of Survey 
3. Architectural Plans 
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4. Engineering Plans 
5. Landscape Plan 
6. Traffic Impact Study 
7. Plat of Consolidation 

 
PROJECT DESCRIPTION 
The applicant is proposing to construct a 113,000 square foot, five story, mixed-use building at 904-910 
Curtiss Street.  The building will contain three retail suites, an office and 48 apartments.  This Downtown 
Business (DB) zoned property is located at the northeast corner of the intersection of Curtiss and 
Washington Streets.  The mixed-use development requires a Planned Unit Development (PUD) approval 
as well as a Special Use for the apartment use.  An apartment use is an allowable Special Use in the DB 
zoning district per Section 5.010 of the Zoning Ordinance and the PUD is appropriate based on the proposed 
development providing a mixed-use development with housing variety on a catalyst site that promotes the 
goals and policies of the Comprehensive Plan. 
 
Currently, the subject property consists of two lots of record with a single building on each lot, one at 904 
Curtiss Street and a second at 910 Curtiss Street.  The 904 Curtiss Street building is a one-story, six-unit 
residential apartment building.  The 910 Curtiss Street building is located at the northeast corner of Curtiss 
and Washington Streets.  The three-story mixed-use building houses five retail businesses and 15 one-
bedroom apartments above.  The petitioner will be required to administratively consolidate the two lots of 
record into a single lot of record if the project is approved.   
 
Proposed Development 
The petitioner is proposing to demolish the two existing buildings and construct a five story, mixed-use 
building on the subject site. The proposed development will consist of following features: 
 

� Twelve (12) one bedroom units 
� Thirty-two (32) two bedroom units 
� Four (4) three bedroom units 
� Three retail suites 
� One apartment management office suite 
� Sixty-four (64) total parking spaces 

o Fifty-eight (58) interior parking spaces 
o Six (6) exterior parking spaces 

� Indoor bicycle parking 
 

The proposed L-shaped building will be located adjacent to the corner of Curtiss and Washington Street, 
with the three retail suites being located around this corner.  The apartment management office will be 
located to the rear of the three retail suites and face east.  Interior parking will be provided in both the 
basement level (31 spaces) and the first floor (27 spaces).  Six exterior parking spaces will be provided to 
the east of the building.  Floors two through five will each consist of three one-bedroom units, eight two-
bedroom units and one three-bedroom unit for a total of 48 apartment units.   
  
Two retail entrances will be located off of Curtiss Street with the third retail entrance being located along 
Washington Street.  The entrance to the apartment management office is off of the east façade while the 
residential entrance is at the elbow of the ‘L.’  Vehicular access to the building is from Curtiss Street.  A 
single curb cut will lead to a six space exterior parking lot.  The main entry immediately splits into two 
drives, one drive drops down to the basement parking level, while the second drive provides access to the 
first floor parking area and exterior parking lot.  The location of the entry drive will allow for delivery, 
garbage, and moving vehicles to load and unload on private property.  These types of vehicles will not need 
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to utilize Curtiss or Washington Streets to load or unload.   
 
The facades adjacent to Curtiss and Washington Streets will be clad with an aluminum and glass storefront.  
First floor facades on the north, east and eastern half of the south façade will be clad with face brick.  The 
exterior cladding of floors two through five will be primarily varying colors of face brick.  Accents include 
Exterior Insulation and Finishing System (EIFS) panels between windows, precast concrete bands, and 
precast concrete window sills and lintels.  Inset balconies are provided for each residential unit with a 
portion of the balcony protruding beyond the plane of the building.  Balcony railings provide additional 
façade detailing.  An EIFS cornice and composite material frieze add additional detailing at the roof line as 
the parapet wall height varies around the building.   
 
The subject site is a corner lot which is reflected in the design of the building.  The west elevation, facing 
Washington Street, provides a classic mixed-use downtown appearance, with retail detailing on the first 
floor and residential detailing on the floors above.  The west elevation includes differing building planes 
and balcony projections that also provide visual interest.  Both the first and fifth floors are horizontal 
separated from the adjoining floors.  The transoms on the first floor separate it from the floors above, while 
a horizontal precast concrete band separates floors four and five.   
 
The south elevation faces Curtiss Street and provides similar detailing to the Washington Street façade at 
the corner.  The apartment entrance is setback but visible from the Curtiss Street facades.  The apartment 
entrance is a vertical window wall that extends from the ground to the fifth floor.  The remaining south 
façade is less detailed as it is setback from Curtiss Street but it maintains the rhythm and pattern of the rest 
of the building. 
 
The east and north facades both include storefront elements that wrap the corner.  The detailing on these 
two facades follow the rhythm and pattern of the rest of the building and also include balcony insets and 
projections.  The same brick, EIFS and concrete window heads and sills are also detailed on these secondary 
facades.  Each of these two facades also include iron grills which allow ventilation for the interior parking 
garage.   
 
The petitioner is also proposing extensive landscaping around the north and east edges of the property.  
Additionally, landscaping, a garden wall and water fountain is provided along the walkway to the apartment 
entrance.  A landscape wall is incorporated into the landscape plan to provide additional screening to the 
exterior parking lot. 
 
Construction Phasing 
The petitioner is proposing to construct the project in two phases.  Phase I would begin with the demolition 
of the one-story apartment building at 904 Curtiss Street and the construction of the east half of the proposed 
building.  The east half of the building would consist of 24 apartments with 28 interior parking spaces.  The 
east half of the building would include the fire sprinkler room, elevator and stairwells.  During construction 
of Phase I, a construction fence separating the new construction from the existing 910 Curtiss Street 
building would be placed on site.  This would allow the existing 910 Curtiss Street building to remain in 
place and continue to be occupied by both the retail and residential tenants.  Parking along the east side of 
the existing building would remain.  The parking lot immediately to the north of the building would also 
remain, with a temporary curb cut being installed along Washington Street to access this lot.   
 
Once Phase I is completed, the developer would demolish the existing 910 Curtiss Street building and begin 
construction of the west half of the proposed development.  The construction fence would remain in place 
and a covered walkway would be provided for the occupants of the new building to access Curtiss Street.  
The two halves of the building would be connected during this phase to create a single building.  The 
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existing curb cuts and parking lots would be removed and replaced with the site enhancements as detailed 
in the drawings. 
 
To ensure construction of Phase II occurs, the Village is placing conditions of approval on the project.  
These conditions include a requirement that a demolition permit for 910 Curtiss Street be obtained prior to 
the issuance of a building permit for the east half of the proposed building.  Furthermore, a certificate of 
occupancy will not be issued for the new building until the demolition of the 910 Curtiss Street building 
has begun in earnest.  As such, the petitioner will have to ensure that demolition has begun before they can 
start occupying the new building.  If for any reason, the petitioner fails to begin construction on Phase II, 
the petitioner will be required to submit an application to the Village Council to permit the existing 910 
Curtiss Street building to remain. 
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan identifies the subject site as part of Downtown Catalyst Site #13 under the Key 
Focus Areas.  Catalyst site #13 includes two additional properties north of the subject site.  Catalyst sites 
are specifically identified in the Comprehensive Plan as prime properties for redevelopment that will further 
the vision created in the Comprehensive Plan. The Comprehensive Plan notes the sites proximity to the 
train station makes it an ideal location for a mixed-use transit-oriented development with residential above 
ground floor retail.  The proposed mixed-use building with retail on the first floor and 48 apartments above 
meets the goals of Catalyst Site #13.  The proposed development:   
 

� Creates a transit-oriented development that takes advantage of the close proximity to the Metra 
train station  

� Creates a mixed-use development 
 
The proposed development also meets other goals in the Comprehensive Plan.  These goals include: 
 

� Redevelops a key catalyst site that will assist in maximizing the downtown’s potential 
� Promotes a diverse mix of commercial uses in the downtown 
� Creates a pedestrian-oriented development 
� Creates a sense of enclosure to enhance the pedestrian environment in the downtown district 
� Reinforces the walkable nature of the downtown by orienting the primary facades toward the street 

and locating them at the sidewalk 
� Provides high quality architecture 
� Promotes a development that further enhances the downtown district as the cultural and social 

center of the community 
� Provides additional residents in close proximity to the downtown commercial core 
� Follows transit-oriented development guidelines for downtown redevelopment 
� Encourages the consolidation of smaller parcels to foster larger, more coordinated development 

opportunities 
� Continues to revitalize the downtown with a mixture of retail and residential uses 
� Meets the desire to provide mixed-use development within the downtown 
� Locates multi-family developments in the downtown activity center 
� Provides a diversity of housing types, sizes and prices to cater to the growing demographics such 

as young households and empty nesters.   
 
The proposed project is consistent with the Comprehensive Plan. 
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COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned DB, Downtown Business.  The bulk requirements of the proposed development in 
the DB zoning district are summarized in the following table: 
 
Table 1.  Zoning Requirements 

904 – 910 Curtiss Street Required Proposed 
Lot area per dwelling unit 800 sq ft (min) 599 sq ft* 
North Setback (Side Yard) 0 ft 7.83 ft 

East Setback (Rear Yard) 0 ft 10.56 ft 
South Setback (Street Yard) 0 ft 1.58 ft 

West Setback (Street Yard) 0 ft 1.13 ft 

Build-to Zone (BTZ)     
Minimum / Maximum  0 / 10 ft 10 ft 
Minimum % of building in 

 BTZ (Washington Street) 
80%  88.0% 

Minimum % of building in 
 BTZ (Curtiss Street) 

30%   35.7%     

Corner Build-to Zone 
(Washington Street)  

100% 64%* 

Corner Build-to Zone 
(Curtiss Street) 

100% 
 

92%* 

Floor Area Ratio n/a 2.38 
Building Height 32 ft (min) / 70 ft (max) 63 ft 

 
Parking Spaces 67 64* 
Building Coverage n/a 56.8% 
Off-Street Loading Zoning 0 0 
*Indicates a deviation from the Zoning Ordinance requirement. 
 
The proposed residential development is compliant with the vast majority of the bulk regulations in the 
DB zoning district.  However, the applicant is applying for a PUD to allow minor deviations from the 
following Zoning Ordinance regulations: 
 

1. A deviation from Zoning Ordinance Section 4.010 – minimum lot area per dwelling unit 
2. A deviation from Zoning Ordinance Section 7.030 – minimum motor vehicle parking 
3. A deviation from Zoning Ordinance Section 14.110.C. – corner lot build-to zone requirement 

 
The applicant is applying for a PUD to permit the additional density, reduced parking and to permit a 
reduced corner build-to-zone.  Section 4.030.A.1 of the Zoning Ordinance notes that development types 
that may be appropriate for PUD approval include, housing variety, mixed- and multi-use developments 
and developments that are consistent with the goals and policies of the Comprehensive Plan.  The proposed 
development falls within each of these PUD appropriate types. 
 
The proposed development also includes elements that further the following PUD objectives as identified 
in Section 4.030.A.2 of the Zoning Ordinance:    

 
� Implementation of and consistency with the comprehensive plan and other relevant plans and 
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policies 
� Variety in housing types and sizes to accommodate households of all ages, sizes, incomes and 

lifestyle choices 
� Compact, mixed-use development patterns where residential, commercial, civic and open spaces 

are located in close proximity to one another 
� High quality buildings and improvements that are compatible with surrounding areas, as 

determined by their arrangement, massing, form, character and landscaping 
 

The proposed density increase places additional residents into the downtown and meets the Comprehensive 
Plan goal to maintain the vibrancy of the downtown while providing a variety of housing types in the 
Village that could accommodate various housing demographics.  The required parking deviation is offset 
by the projects close proximity to the Metra train station.  Additionally, there are 10 on street parking spaces 
on Washington Street immediately adjacent to the proposed development for retail consumers and visitors 
during the day and evening.  Overnight parking is also located nearby in the Village’s parking deck. 
 
Of the 58 parking spaces provided within the building, 15 are compact spaces measuring 8.5 feet in width.  
Compact spaces may be provided as long as the parking activity is projected at medium to low turnover 
conditions as defined by the Institute of Transportation Engineers (ITE) and that the typical space will be 
occupied by no more than one or two different vehicles during the day.  The petitioner has indicated that 
the interior parking spaces will be assigned to individual residential tenants at all times.  As such, the 
assignment of each space ensures each space will only be used by the same vehicle on a daily basis.   
 
The deviation for the corner build-to zone is necessary based on the lot geometry.  The south property line 
along Curtiss Street is not perpendicular to the Washington Street property line.  As such, the corner of the 
property is an acute angle which makes it difficult for a square building corner to fit into this area.  
Additionally, the petitioner’s and Village’s desire to have a portion of the balconies protruding beyond the 
façade require the building to be setback slightly so that the balconies do not encroach into the public right-
of-way.   The building is designed to hold the corner and it does meet the intent of the Zoning Ordinance. 
 
The applicant’s proposal is consistent with the Village’s Zoning Ordinance. 
 
COMPLIANCE WITH DOWNTOWN DESIGN GUIDELINES 
The Downtown Design Guidelines provide guidance for building design which will assist in creating a 
vibrant downtown.  The guidelines divide the building’s design into three sections, the base, middle and 
top.  The base should include windows along the street, use of high quality building materials, provide 
visual interest, and establish a horizontal expression to reinforce the pedestrian friendly space.  The 
proposed building meets these requirements.  The slight varying of the building planes adds visual interest 
throughout the building. The retail storefronts along the Curtiss and Washington Street facades create a 
pedestrian friendly space and provide visual interest.  The proposed materials are high quality materials 
which will include face brick, EIFS, precast concrete sills, lintels and horizontal expressions.  The transom 
windows above the retail storefronts create a horizontal expression that separates the base of the building 
from the middle of the building will reinforcing the pedestrian nature of this development. 
 
The middle of the building should include windows in rhythm with the base level, reflect proportionate 
shapes and patterns and should be visually appealing through detailing, openings and materials.  The middle 
of the proposed building meets these guidelines.  The windows and balconies are in rhythm along each 
façade.  The change in materials create a visual appealing building while deck insets and protrusions also 
assist in creating a visually appealing building.  The proposed keystones in certain window lintels provide 
additional detailing.  
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The guidelines note the top of the building should be an expression of form as the building meets the sky.  
Additionally, the roof should give distinction to the entire building.  The proposed cornice height varies 
which creates a unique expression.  Additionally, the installation of thicker friezes add visual interest to the 
roof.   
 
The proposed development meets the intent of the Downtown Design Guidelines. 
 
COMPLIANCE WITH THE SUBDIVISION CONTROL ORDINANCE  
Currently, the subject property is made up of two lots of record.  The petitioner will be required to complete 
an administrative lot consolidation to consolidate both parcels into a single lot if the proposed PUD and 
Special Use is approved.  As part of the consolidation, the petitioner will be required to provide utility 
easements along the north and east property line.   
 
The project calls for the removal of two tree parkway trees, one along Curtiss Street and a second along 
Washington Street.  The Village will require the petitioner to compensate the Village for the cost of the two 
tree removals which is based on the type of tree and the size of the tree.  The Village will also require the 
petitioner pay a $1,000 fee in-lieu for two new parkway trees to replace the existing trees at these locations. 
 
The Subdivision Ordinance establishes the schedule of School and Park District donations to offset the 
impact of new residential units. The proposed development will include 48 apartments (12 one bedroom 
units, 32 two bedroom units and four three bedroom units).  The petitioner is granted a credit for the 21 
existing one bedroom units that are being removed from the site. Based upon the number of units and the 
number of bedrooms, the total donation is $252,468.73 ($172,770.03 to the Park District, $57,690.15 to 
Elementary School District 58, and $22,008.55 to High School District 99).  Payment of these donations 
shall be made to the Village prior to the issuance of any site development or building permits. 
 
ENGINEERING/PUBLIC IMPROVEMENTS 
Based on the existing impervious area on the site and the proposed impervious area, stormwater detention 
is not required for the proposed development.  It appears that the site may increase green space and reduce 
the amount of impervious area.  A water quality structure will be required within the outside parking area 
to treat water prior to entering the downtown storm sewer system.  All proposed improvements will be 
required to meet the Stormwater and Floodplain Ordinance. 
 
Water and sanitary sewer connections will be connected to mains within the Curtiss Street right-of-way.  
The Downers Grove Sanitary District has provided conceptual approval for the proposed project.  Public 
sidewalks are currently provided along both Curtiss and Washington Streets and will be maintained 
throughout and after construction.   
 
TRAFFIC AND PARKING 
A traffic and parking impact study for the proposed development was completed by the petitioner.  The 
traffic study noted the peak traffic time on Curtiss and Washington Streets adjacent to the site is between 
7:00 am and 8:00 am and between 5:00 pm and 6:00 pm.  The study found that the adjacent road network 
and intersection are currently operating at an acceptable level of service.   
 
The study found that the proposed development will contribute 290 daily trips.  The 290 trips is not 
discounted to account for the existing trips generated by the 21 current apartments or the current retail 
establishments on the property.  Even assuming 290 net new trips, the adjacent road network, the 
intersection of Curtiss and Washington and the entry into the site will operate at acceptable levels of service 
in the future.  The anticipated traffic from the new development will not have a detrimental impact on the 
traffic flow on the adjacent road network. 
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The study also examined the proposed parking levels and found them to be consistent with the transit-
oriented nature of the development and the auto ownership trend of rental units in downtown areas 
throughout the country.  While the Village requires 1.4 parking spaces per unit (67 total spaces) in the 
Downtown Business District, the petitioner is proposing 1.33 parking spaces per unit (64 total spaces).  The 
Institute of Transportation Engineers Parking Generation Manual, 4th Edition, estimates peak parking 
demand as 1.2 spaces per unit in a downtown development for a peak parking demand of 58 spaces for a 
48 apartment unit building.     
 
Staff concurs with the findings of the traffic and parking study and finds that the proposed development 
provides adequate parking and will not negatively impact adjacent traffic patterns.   
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division has reviewed the proposed plans and will require the building include a fire 
alarm and sprinkler system that meet the Village’s code requirements.  There is an existing fire hydrant at 
the corner of Curtiss and Washington Streets that will be maintained.  A fire department connection will be 
required within 100 feet of the fire hydrant.   
 
The Fire Prevention Division has also determined that the proposed development provides sufficient access 
for emergency vehicles.  In an emergency, an ambulance can enter and park on site, while larger fire 
apparatus can stage along either Curtiss or Washington Street.   
 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the property in addition to posting public 
hearing notice signs and publishing the legal notice in the Downers Grove Suburban Life.  Staff has spoken 
to a few existing business owners within the 910 Curtiss building but has not received any other comments.   
 
As required by the Zoning Ordinance, the petitioner a neighborhood meeting.  The petitioner held two 
meetings, one for the residents and tenants of the existing buildings and a second for those property owners 
within 250 feet of the site.  The current resident and tenant meeting was held on September 29, 2015.  
Concerns raised at that meting included whether covered parking would be provided for the businesses and 
questions about current lease arrangements.  The adjacent owner meeting was held on October 6, 2015.  
The questions at this meeting pertained to the appearance of the building and the overall development plan.   
A summary of both meetings are attached and the petitioner can address additional questions at the public 
hearing. 
 
FINDINGS OF FACT 
The petitioner is requesting a Planned Unit Development and a Special Use to construct a mixed-use 
building that includes 48 apartments. Staff finds that the proposal meets the standards for granting a Planned 
Unit Development and a Special Use as outlined below: 
 
Section 28.12.040.C.6 Review and Approval Criteria 
The decision to amend the zoning map to approve a PUD development plan and to establish a PUD overlay 
district are matters of legislative discretion that are not controlled by any single standard. In making 
recommendations and decisions regarding approval of planned unit developments, review and decision-
making bodies must consider at least the following factors: 
 

a. The zoning map amendment review and approval criteria of Sec. 12.030.I.  
See the analysis of rezoning review and approval criteria below.  This standard is met. 
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b. Whether the proposed PUD development plan and map amendment would be consistent with the 
comprehensive plan and any other adopted plans for the subject area. 
The proposed development is consistent with the Comprehensive Plan.  The Plan identifies this area 
as part of Catalyst Site #13. The Comprehensive Plan notes Catalyst Site #13 is an ideal location for 
a mixed-use transit-oriented development with residential above ground floor retail.  The proposed 
development meets this goal.  Additionally, the building’s design focuses on the corner of Curtiss 
and Washington Streets and provides a strong presence at this corner.  The development advances 
many other goals and objectives found in the Comprehensive Plan as noted above. The proposed 
design meets the requirements laid out in the Downtown Design Guidelines by providing visually 
appealing architecture and utilizing high quality building materials.  The proposed redevelopment of 
the property will enhance the Downtown Business zoning district. This standard is met. 

 
c. Whether PUD development plan complies with the PUD overlay district provisions of Sec. 4.030. 

The proposed project is appropriate for a PUD under Section 4.030.A.1 of the Zoning Ordinance and 
meets several of the PUD overlay district objectives as found in Section 4.030.A.2 of the Zoning 
Ordinance.  Section 4.030.A.1 of the Zoning Ordinance notes that development types that may be 
appropriate for PUD approval include, housing variety, mixed- and multi-use developments and 
developments that are consistent with the goals and policies of the Comprehensive Plan.  The 
proposed development falls within each of these PUD appropriate types. 
 
The proposed development includes elements that further the following objectives as identified in 
Section 4.030.A.2 of the Zoning Ordinance:    

 
� Implementation of and consistency with the comprehensive plan and other relevant plans and 

policies 
� Variety in housing types and sizes to accommodate households of all ages, sizes, incomes and 

lifestyle choices 
� Compact, mixed-use development patterns where residential, commercial, civic and open 

spaces are located in close proximity to one another 
� High quality buildings and improvements that are compatible with surrounding areas, as 

determined by their arrangement, massing, form, character and landscaping 
 
This standard is met. 
 

d. Whether the proposed development will result in public benefits that are greater than or at least 
equal to those that would have resulted from development under conventional zoning regulations. 
The proposed development will result in a redevelopment of a site that has been identified in the 
Comprehensive Plan as a catalyst site.  Catalyst sites are those parcels where redevelopment would 
have a positive catalytic impact on the surrounding area.  The subject site is underutilized and a 
redevelopment would have a positive impact on the surrounding area.  The public benefits will 
include additional residents in the downtown, a new high quality building, and a potential increase in 
property values.  This standard is met. 
 

e. Whether appropriate terms and conditions have been imposed on the approval to protect the 
interests of surrounding property owners and residents, existing and future residents of the PUD 
and the general public.  
There are several conditions being requested as part of the approval.  The conditions being requested 
will ensure that the proposed development satisfies all applicable building and fire codes to protect 
the building and adjacent property owners.   The conditions will ensure the building is constructed of 
high quality material and will follow any approvals granted.  Additionally, conditions are being 
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requested to ensure the phased development of this project moves forward.  These conditions include 
requiring a demolition permit for the entire site prior to the issuance of a building permit and holding 
a certificate of occupancy for the new building until the existing building’s demolition has begun.  
The conditions ensure the surrounding property owners, residents, general public and future residents 
of the PUD are protected.  This standard is met.  
 

Section 12.030.I. Zoning Map Amendment Review and Approval Criteria 
The decision to amend the zoning map is a matter of legislative discretion that is not controlled by any 
single standard.  In making recommendations and decisions about zoning map amendments, review and 
decision-making bodies must consider at least the following factors: 

1. The existing use and zoning of nearby property. 
The existing use of the subject site is currently a mixed-use development with retail and apartment 
uses.  The property is located in the DB zoning district and is surrounded by other complimentary 
uses.  These uses include the post office, the masonic temple and two mixed use developments.  
The property immediately east of the subject site is zoned DT, Downtown Transition, and is a 
commuter parking lot.  The proposed mixed-use development is appropriate for the DB zoning 
district.  This standard is met. 
 

2. The extent to which the particular zoning restrictions affect property values. 
The proposed rezoning to DB/PUD will not negatively impact property values.  In fact, the 
proposed five-story mixed use building may improve property values as this development will 
remove an older one-story six-unit apartment building and an older three-story mixed-use building.  
The PUD overlay restrictions will ensure a high quality building is constructed on the property.  
This standard is met. 
 

3. The extent to which any diminution in property value is offset by an increase in the public health, 
safety and welfare. 
The proposed rezoning will not impact property values or the public health, safety and welfare of 
the community or neighborhood.  The petitioner is proposing to improve the subject site through a 
new mixed-use building that will be increase the subject properties value.  Additionally, public 
health, safety and welfare will not be impacted as the building will be constructed to all current 
building and fire codes.  This standard is met. 
 

4. The suitability of the subject property for the zoned purposes. 
Currently, the property is zoned DB, Downtown Business and the proposed use of a multi-family 
residential structure is an allowable Special Use in the DB zoning district. Additionally, the 
proposed PUD overlay will enhance the suitability of the proposed use for the subject property.  
The DB district is intended to maintain and promote a vibrant and compact district that supports 
living, shopping, dining, civic and entertainment uses. The subject property is suited for the 
development of a mixed-use retail and apartment development which will help promote a vibrant 
downtown.  This standard is met. 
 

5. The length of time that the subject property has been vacant as zoned, considering the context of 
land development in the vicinity. 
The property is currently occupied by a three-story mixed use building and a one-story apartment 
building.  The properties are older in nature and the site could benefit from improvements as noted 
in the Comprehensive Plan.  The appropriate land development in this area is a mixed-use building 
that provides space for businesses in the downtown while also providing living options for those 
individuals who wish to live in the downtown.  The petitioner is proposing that type of use for this 

ORD 2015-6477 Page 18 of 76



15-PLC-0028; 904-910 Curtiss Street          Page 11 
October 12, 2015 

 
 

 

property. This standard is met. 
 

6. The value to the community of the proposed use. 
The property is part of Catalyst Site #13 as identified in the Comprehensive Plan.  As a catalyst 
site, this parcel has the opportunity to have a positive catalytic impact on the surrounding area.  The 
redevelopment of this site will add value to the downtown and the community.  It will provide 
additional residents to support the downtown businesses and provide additional housing variety in 
the community.  This standard is met.  
 

7. The comprehensive plan. 
The proposed PUD overlay and the proposed project are consistent with the Comprehensive Plan’s 
goal for Catalyst Site #13.  The proposed development is a mixed-use transit-oriented development 
that will bring additional residents to the downtown.  Additionally, the proposed development 
meets other Comprehensive Plan goals as highlighted on page 4 of this staff report.  This standard 
is met. 

 
Section 28.12.050.H Approval Criteria 
No special use may be recommended for approval or approved unless the respective review or decision-making 
body determines that the proposed special use is constituent with and in substantial compliance with all Village 
Council policies and plans and that the applicant has presented evidence to support each of the following 
conclusions: 
 
1. That the proposed use is expressly authorized as a Special Use in the district in which it is to be located;   
 The property is located in the DB, Downtown Business zoning district. Under Section 5.010 of the Zoning 

Ordinance, apartment residential is listed as an allowable Special Use in the DB zoning district. This 
standard is met. 

 
2. That the proposed use at the proposed location is necessary or desirable to provide a service or a facility 

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

 The proposed redevelopment of this site into a mixed-use development with 48 apartment units is desirable 
within the downtown and will contribute to the general welfare of the community.  The proposed 
development will meet various Comprehensive Plan goals to provide a diversity of housing types, sizes 
and prices while providing multi-family development near the downtown which is an activity center.  The 
close proximity of this site to the Metra station provides additional housing options that are consistent with 
a transit-oriented development approach.  This standard is met.  

 
3. That the proposed use will not, in the particular case, be detrimental to the health, safety or general welfare 

of persons residing or working in the vicinity or be injurious to property values or improvements in the 
vicinity.  

 The proposed mixed-use development will not be detrimental to the health, safety or general welfare of 
persons residing in or working in the vicinity and will not be injurious to property values or improvements 
in the vicinity.  The proposed development will convert an older development into a new vibrant mixed-
use building that will contribute to the ongoing improvements in the downtown.  The development will 
increase the subject property’s value and will bring additional residents to the downtown to support local 
businesses.  The proposed development will assist in maintaining and enhancing the already active 
downtown.  Property values will not be negatively impacted as the conversion of two older properties into 
a single vibrant new property may in fact increase property values in the area.  This standard is met. 
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RECOMMENDATIONS 
 

The proposed Planned Unit Development and Special Use request for a mixed-use building with 48 
apartment units at 904-910 Curtiss Street is consistent with the Comprehensive Plan, the Zoning Ordinance 
and surrounding zoning and land use classifications.  Based on the findings listed above, staff recommends 
the Plan Commission forward a positive recommendation to the Village Council for the requested Planned 
Unit Development and Special Use as requested in case 15-PLC-0028 subject to the following conditions: 
 

1. The PUD and Special Use shall substantially conform to the staff report; architectural drawings 
prepared by Arete Design Studio dated September 4, 2015 with some last revised on September 
25, 2015 and  engineering and landscape drawings prepared by C.M. Lavoie dated September 4, 
2015 with some last revised on September 23, 2015 except as such plans may be modified to 
conform to the Village codes and ordinances. 

2. A demolition permit for the existing 910 Curtiss Building must be applied for, reviewed by the 
Village and approved by the Village prior to the issuance of a building permit to start construction 
on Phase I of the proposed development. 

3. A certificate of occupancy will not be issued for Phase I until the demolition of the existing building 
at 910 Curtiss Street has been started and the building is no longer standing. 

4. If for any reason, the construction of Phase II is not completed and the demolition of the existing 
910 Curtiss building does not occur: 

a. The applicant shall be required to submit an application to the Village Council to permit 
the existing 910 Curtiss Street building to remain prior to the issuance of a certificate of 
occupancy for Phase I. 

b. The temporary curb cut located on Washington Street immediately north of the existing 
910 Curtiss Street building shall be removed and the curb and parkway restored.  
Additionally, the parking lot that the temporary curb cut services shall also be removed and 
restored to open green space. 

c. The existing gravel parking lot immediately to the east of the existing 910 Curtiss building 
shall be improved to a hard dust-free surface that complies with the Village’s parking lot 
design, landscaping and lighting standards. The improved parking lot must be tied into the 
new access drive for Phase I. 

d. The curb cuts on Curtiss Street shall be reduced to a single curb cut that meets the Village’s 
design standard. 

5. A stop sign shall be installed at the internal intersection for the outbound vehicles exiting the 
parking lower level.  

6. All proposed lighting shall comply with the Village’s lighting standards identified in Section 
10.030 of the Zoning Ordinance. 

7. Prior to issuing any site development or building permits, the petitioner shall make park and school 
donations in the amount of $252,468.73 ($172,770.03 to the Park District, $57,690.15 to 
Elementary School District 58, and $22,008.55 to High School District 99). 

8. Prior to issuing any site development or building permits, the petitioner shall: 
a. pay a fee, as determined by the Village Forester, to remove two parkway trees  
b. pay a $1,000 fee in lieu payment for the installation of two new parkway trees 

9. The building shall be equipped with an automatic suppression system and an automatic and manual 
fire alarm system in accordance with the Village’s requirements. 

10. The petitioner shall install a water quality structure within the outside parking area to treat 
stormwater prior to entering the downtown storm sewer system.   

11. The applicant shall complete an Administrative Lot Consolidation prior to the issuance of a 
building permit.   
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Staff Report Approved By: 

 
___________________________ 
Stanley J. Popovich, AICP 
Director of Community Development 
 
SP 
-att 
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DRAFT

PLAN COMMISSION  OCTOBER 12, 2015

FILE 15-PLC-0028: A petition seeking approval of a Planned Unit Development to construct a 
mixed-use building, Rezoning to DB/PUD and a Special Use to permit Multiple Family Residential 
in the Downtown Business (B) zoning district.  The property is currently zoned DB, Downtown 
Business. The property is located at the northeast corner of Curtiss and Washington Streets, 
commonly known as 904-910 Curtiss Street, Downers Grove, IL (09-08-304-001, -002). John 
Penavic, Petitioner/Owner.

Community Development Director Stan Popovich located the site on the overhead and stated that 
the property consists of two buildings.  The property at the corner is 910 Curtiss and consists of 15 
apartments and 7 retail units.  The building on the east side of the property is single-story, 6-unit 
apartment building.  The petition is proposing to redevelop the site to include a five-story mixed-use 
building constructed of face brick, glass, EFIS detailing, pre-cast concrete bands, etc.  Patios, 
balconies, and an underground parking space will be constructed.  Both Curtiss and Washington 
Street facades will have storefront appearances.  Proposed are three retail spaces and one office 
space at the corner of Curtiss and Washington.  

Underground parking and entrance to the building were reviewed.  Floor plans for floors 2 through 
5 were referenced, as was the traffic study, which Dir. Popovich reviewed in more detail.  A phased 
construction plan will be followed along with other village requirements to be met.  

Staff believed all of the downtown design guidelines were met; the proposal met the intent of the 
village’s comprehensive plan (Catalyst Site 13), providing a variety of housing types/sizes/prices; 
and also met a majority of the zoning ordinance requirements.  However, the petitioner is seeking a 
density deviation by requesting 48 units when only 35 units are permitted by right, a parking 
reduction to 64 spaces per units (including the outdoor spaces) where 67 spaces are required, and 
the petitioner is asking for a deviation from the corner to build zone.  

The petitioner held two meetings with the neighbors and tenants.  Summaries for both were 
provided in the commissioners’ packets.  Staff also believed the village’s PUD objectives within the 
zoning ordinance were met and staff provided a number of conditions to meet to ensure protection 
of the surrounding properties, owners, and overall neighborhood.  All rezoning standards were met 
for this project, and the proposal was not affecting property values, and the current building was in 
need of redevelopment.  The three Special Use standards were met.  Staff recommended a positive 
recommendation with the conditions listed in staff’s report.

Per commissioner questions, the petitioner was seeking a PUD for the site because there were 
deviations from the zoning ordinance.  The parking ratio for the recently approved project at 5100 
Forest was 1.19 parking and this project was proposed at 1.33.  Staff did not believe this project 
would deter redevelopment of the smaller property immediately to the north, since there were 
opportunities for the two properties to the north to redevelop together. Dir. Popovich felt the smaller 
property was not included in this proposal as it was a matter of different property owners with 
different timeframes for redevelopment and so this petitioner came forward and chose to redevelop 
part of Catalyst site 13.  He further explained the probable reasons why the petitioner wanted 
additional units versus what was allowed, i.e., to make it work financially.  Concerns were raised 
that the village lost a previous chance to redevelop a major catalytic site and this site was also being 
partially developed similar to the previous site.  In response to Mr. Quirk’s questions/concerns staff 

1
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believed there was no deterrent for redevelopment of the site and the proposal fit the trend of the 
density for the area and was consistent with what the commission has been approving.  

Mr. Thoman explained his concern was about the increase to 48 apartment units and, in general, it 
appeared the PUD classification was being used to avoid having to meet the village code 
requirements for developing a property wherein Dir. Popovich explained how staff reviews a 
proposal.  

Petitioner/Owner, Mr. Penavic, 5234 Fairer Court, Downers Grove explained how he came up with 
a proposal that would benefit the community.

Mr. Chris Lavoie with C.M. Lavoie, 1050 W. Route 126, Plainfield recalled Mr. Thoman’s 
comments regarding parking and density on the 5100 Forest project and learned from that project 
and, as a result, adjusted the parking for this project.  Another issue he had to address was the 
displacement of the tenants and people who live in similar types of buildings, which is why the 
proposal was projected in two phases, which was key.  

Mr. Lavoie shared that there were meetings with the tenants, which were contentious at first due to 
concerns of displacement, but the owner, Mr. Penavic did meet with his tenants individually to 
work out solutions.  Also, Mr. Lavoie stated that Mr. Penavic did meet with the owner to the north 
but he was not interested in selling the property.  Regarding the retail component, Mr. Penavic did 
believe it was an important component and kept it in the project.  

Chuck Smith, architect for the project, shared his professional background and explained how he 
approaches the PUD and variances, noting it was a give and take relationship.  Regarding the 
density, he agreed there are economic factors involved but a person needed to look at the overall 
success of the project, considering the village was redeveloping its downtown.  The goal for density 
is to get people on the street in the downtown area.  The retail units are being reduced from 7 to 3, 
to provide more square footage and flexibility for larger retailers to attract patrons.  Lastly, each 
individual unit will be able to control their own heat/air conditioning with mechanicals hidden on 
the roof.  The basement garage will also be vented through the roof.  Parking will have an assigned 
number with the balance “at large.” 

Again, Mr. Thoman shared his concerns about density and the rationale for it.  Mr. Smith reiterated 
it was due to the way the village was developing its downtown area and expanding its boarders, etc.  
Mr. Quirk was not satisfied with the response and believed it was a matter of the village reviewing 
its bulk requirements and evaluate whether it makes sense in the downtown district.  Mr. Thoman 
agreed and believed it was something to consider in the future. 

Mr. Lavoie understood where Mr. Thoman was coming from and asked if the village would give 
him and Mr. Penavic the opportunity to move tenants over to the new building and the demolish the 
building, so as not to displace the tenants.  Per Ms. Hogstrom’s questions the building will be 
concrete and steel frame.  

The chairman opened up the meeting to public comment.

2
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Mr. Bill Holbert, 2493 S. Center St., Channahan, IL, voiced concern about displacing seven 
businesses when only three retail spaces were being constructed, one of which was his wife’s 
business for 28 years.  

Dr. Gordon Goodman, 5834 Middaugh, Downers Grove, agreed that the occupancy for the first 
phase really needed to be reviewed, but more so for the commercial tenants.  He believed it was 
important to have businesses at the present corner which complemented the businesses at 
Burlington and Washington Streets (east side) and such businesses were supported by the residents 
but they were being driven out if the proposal was approved tonight. Slides of the current tenant 
spaces were shown on the overhead.  Mr. Goodman hoped that the new retail space would increase 
closer to 4,000 square feet since it was almost 3,000 square feet.  He also believed it was time for 
the commissioners and council to state that the downtown business district is primarily for business 
and if a business can be supplemented with residential use, multi-family residential use would be 
fine.  But if the multi-family residential use displaces the business use, it is not in the public interest 
for the village. 

Mr. John Polivka, 6016 W. Washington, Downers Grove agreed with Dr. Goodman’s comments.  
He found it interesting that staff worked with the petitioner for a year but the residents received four 
weeks with no adequate representation for them. He proposed to the council to appoint an advocate 
to represent the residents and recommended it again.  Mr. Polivka also recommended preserving the 
business district.  He believed the building was too large to support the parking. 

Julie Vacala, 945 Burlington, Downers Grove, shared her concerns about displacement, especially 
to those who do not drive and rely on public transportation.  She asked if someone would be 
assisting the residents with relocation because it should have been represented at the residents’ 
meeting instead of sending residents to find their own homes.  She believes the village should 
require the developer to make a financial contribution for the displacement of its residents.  She 
cited the letter the residents received stating there was a leakage from the property to the north when 
there was no leakage at 904.  There was going to be benefits to the residents and she had yet to hear 
what benefits they were.  Other concerns followed regarding increased traffic and residents paying 
for tenants’ utilities which the developers never mention.  

Mr. Emil Mudra, board president for Acadia on the Green, stated the traffic was very bad, parking 
was difficult, grocery shopping was a challenge and density was becoming a problem.  He asked the 
commissioners to be considerate of this proposal.  

Mr. Lavoie returned and explained that the owner was going to work with the tenants with regard to 
relocation.  Further discussion followed.  A traffic consultant did review the plans.  

Mr. Penavic returned and explained how he tried to improve the 910 Curtiss building over the past 7 
to 8 years but the stairs were too narrow and steep for certain types of people and there was constant 
turnover of tenants.  The alternative was what the village suggested, i.e., redevelopment.

No further public comment was received.  

Chairman Rickard said his only concern was the loss of the retail space.  It was discussed if there 
was an opportunity/compromise to keep the parking ratio as is and convert a couple of residential 
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units to another retail use that does not have a parking demand, which could bring down the density 
and provide more retail.  Mr. Lavoie and Mr. Smith explained the challenges the parking ramp 
creates.  Discussion followed on various options.  

Mr. Tim Penavic, 5512 Fairhaven Court, was sworn in and stated he works at Nu Living and 
handles the retail rental which do stay vacant (18 months to 2 years) longer than an apartment. He 
explained why some of the retail tenants were moving, i.e., outgrew space, while the other tenants 
were making their spaces work.   The new building would have 9 feet ceilings.  Asked if the 
building could come further east and create one more “front”, Mr. Penavic stated the Plan 
Commission would not approve the request for five tenant spaces since no parking would be 
available.  Also Mr. Lavoie pointed out he had to meet ADA requirements and needed a grade 
transition in a certain location.  Other suggestions followed. 

Mr. Quirk asked staff to provide the commission, in the future, with the calculations sheet used for 
Condition No. 7 (school and park donations).

WITH RESPECT TO FILE 15-PLC-0028, MR. THOMAN MADE A MOTION THAT THE 
PLAN COMMISSION FORWARD A POSTIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL, SUBJECT TO SUBJECT TO THE FOLLOWING CONDITIONS: 

1. THE PUD AND SPECIAL USE SHALL SUBSTANTIALLY CONFORM TO THE 
STAFF REPORT; ARCHITECTURAL DRAWINGS PREPARED BY ARETE 
DESIGN STUDIO DATED SEPTEMBER 4, 2015 WITH SOME LAST REVISED ON 
SEPTEMBER 25, 2015 AND ENGINEERING AND LANDSCAPE DRAWINGS 
PREPARED BY C.M. LAVOIE DATED SEPTEMBER 4, 2015 WITH SOME LAST 
REVISED ON SEPTEMBER 23, 2015 EXCEPT AS SUCH PLANS MAY BE 
MODIFIED TO CONFORM TO THE VILLAGE CODES AND ORDINANCES;

2. A DEMOLITION PERMIT FOR THE EXISTING 910 CURTISS BUILDING MUST 
BE APPLIED FOR, REVIEWED BY THE VILLAGE AND APPROVED BY THE 
VILLAGE PRIOR TO THE ISSUANCE OF A BUILDING PERMIT TO START 
CONSTRUCTION ON PHASE I OF THE PROPOSED DEVELOPMENT; 

3. A CERTIFICATE OF OCCUPANCY WILL NOT BE ISSUED FOR PHASE I UNTIL 
THE DEMOLITION OF THE EXISTING BUILDING AT 910 CURTISS STREET 
HAS BEEN STARTED AND THE BUILDING IS NO LONGER STANDING;

4. IF FOR ANY REASON, THE CONSTRUCTION OF PHASE II IS NOT 
COMPLETED AND THE DEMOLITION OF THE EXISTING 910 CURTISS 
BUILDING DOES NOT OCCUR: 
A) THE APPLICANT SHALL BE REQUIRED TO SUBMIT AN APPLICATION TO 

THE VILLAGE COUNCIL TO PERMIT THE EXISTING 910 CURTISS 
STREET BUILDING TO REMAIN PRIOR TO THE ISSUANCE OF A 
CERTIFICATE OF OCCUPANCY FOR PHASE I; 

B) THE TEMPORARY CURB CUT LOCATED ON WASHINGTON STREET 
IMMEDIATELY NORTH OF THE EXISTING 910 CURTISS STREET 
BUILDING SHALL BE REMOVED AND THE CURB AND PARKWAY 
RESTORED. ADDITIONALLY, THE PARKING LOT THAT THE 
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TEMPORARY CURB CUT SERVICES SHALL ALSO BE REMOVED AND 
RESTORED TO OPEN GREEN SPACE; 

C) THE EXISTING GRAVEL PARKING LOT IMMEDIATELY TO THE EAST OF 
THE EXISTING 910 CURTISS BUILDING SHALL BE IMPROVED TO A 
HARD DUST-FREE SURFACE THAT COMPLIES WITH THE VILLAGE’S 
PARKING LOT DESIGN, LANDSCAPING AND LIGHTING STANDARDS. 
THE IMPROVED PARKING LOT MUST BE TIED INTO THE NEW ACCESS 
DRIVE FOR PHASE I; AND

D) THE CURB CUTS ON CURTISS STREET SHALL BE REDUCED TO A 
SINGLE CURB CUT THAT MEETS THE VILLAGE’S DESIGN STANDARD;

5. A STOP SIGN SHALL BE INSTALLED AT THE INTERNAL INTERSECTION 
FOR THE OUTBOUND VEHICLES EXITING THE PARKING LOWER LEVEL; 

6. ALL PROPOSED LIGHTING SHALL COMPLY WITH THE VILLAGE’S 
LIGHTING STANDARDS IDENTIFIED IN SECTION 10.030 OF THE ZONING 
ORDINANCE; 

7. PRIOR TO ISSUING ANY SITE DEVELOPMENT OR BUILDING PERMITS, THE 
PETITIONER SHALL MAKE PARK AND SCHOOL DONATIONS IN THE 
AMOUNT OF $252,468.73 ($172,770.03 TO THE PARK DISTRICT, $57,690.15 TO 
ELEMENTARY SCHOOL DISTRICT 58, AND $22,008.55 TO HIGH SCHOOL 
DISTRICT 99);

8. PRIOR TO ISSUING ANY SITE DEVELOPMENT OR BUILDING PERMITS, THE 
PETITIONER SHALL: 
A) PAY A FEE, AS DETERMINED BY THE VILLAGE FORESTER, TO REMOVE 

TWO PARKWAY TREES
B) PAY A $1,000 FEE IN LIEU PAYMENT FOR THE INSTALLATION OF TWO 

NEW PARKWAY TREES;
9. THE BUILDING SHALL BE EQUIPPED WITH AN AUTOMATIC SUPPRESSION 

SYSTEM AND AN AUTOMATIC AND MANUAL FIRE ALARM SYSTEM IN 
ACCORDANCE WITH THE VILLAGE’S REQUIREMENTS;

10. THE PETITIONER SHALL INSTALL A WATER QUALITY STRUCTURE 
WITHIN THE OUTSIDE PARKING AREA TO TREAT STORMWATER PRIOR 
TO ENTERING THE DOWNTOWN STORM SEWER SYSTEM; AND

11. THE APPLICANT SHALL COMPLETE AN ADMINISTRATIVE LOT 
CONSOLIDATION PRIOR TO THE ISSUANCE OF A BUILDING PERMIT.

SECONDED BY QUIRK.  ROLL CALL: 

AYE:  MR. QUIRK, MR. CRONIN, MRS. HOGSTROM, CHAIRMAN RICKARD 
NAY:  MR. THOMAN

MOTION CARRIED.  VOTE:  4-1

Mr. Thoman summarized that he voted nay because the proposal does not meet certain Standards of 
Review Criteria which he read from the code.  He liked the look of the building but not with 48 
units and believed if the number of units were reduced the retail space could be increased.  
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Dir. Popovich invited the commissioners to attend tomorrow’s council meeting as there would be a 
proclamation made for National Community Planning Month. A November 2nd Plan Commission is 
scheduled.

THE MEETING WAS ADJOUFRNED AT 11:25 P.M. ON MOTION BY MR. QUIRK, 
SECONDED BY MR. THOMAN.  MOTION CARRIED UNANIMOUSLY BY VOICE 
VOTE OF 5-0.

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