
VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

Planned Unit Development Amendment for Midwestern University 
(555 31st Street)

Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The applicant is requesting a Planned Unit Development Amendment for Midwestern University to 
construct a maintenance building and relocate the previously approved optometry classroom building on 
their campus at 555 31st Street.

STRATEGIC PLAN ALIGNMENT

The goals for 2011-2018 include a Strong, Diverse Local Economy and Continual Innovation.

FISCAL IMPACT

n/a

BACKGROUND

Property Information & Zoning Request 
The subject property is located on approximately 105 acres of land on the south side of 31st Street and is 
zoned R-1/PUD, Single Family Residence District/Planned Unit Development. Currently, the campus 
includes instructional, academic, office and recreational uses, dormitories, numerous accessory parking 
areas including surface level parking and a five-story parking garage, as well as various stormwater 
detention facilities. The proposed maintenance building is to be located south of the existing parking deck 
on the west side of the campus.  The maintenance building will house offices, maintenance shops, and 
centralized storage. The College of Optometry building (previously approved in 2014) is now being 
proposed to be relocated to the east side of the campus and include faculty offices, classrooms, and 
laboratories.  

Compliance with the Comprehensive Plan
The Comprehensive Plan designates the property as Institutional/Public, which includes government facilities, 
community service providers and schools, including universities. The Comprehensive Plan recommends that 
the Village continue to support the operation and improvement of public and private schools.  The Plan also 
recommends that the Village work with community service providers, including the University, to minimize 

UPDATE & RECOMMENDATION
This item was discussed at the November 17, 2015 Village Council meeting. Staff recommends 
approval on the December 1, 2015 Active Agenda. 
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their impact on residential neighborhoods.  The intent of the Planned Unit Development is to cluster dense 
development and taller structures in the center of the campus and limit development at the site’s perimeter to 
those that are similar in scale to the surrounding residential neighborhoods in order to reduce the impact on 
adjacent properties. The proposed Campus Master Plan revisions are consistent with the Comprehensive Plan.

Compliance with the Zoning Ordinance
The property is a Planned Unit Development and is zoned R-1/PUD Single Family Residence 
District/Planned Unit Development.   The proposed amendment to the Campus Master Plan complies with 
all regulations of the Zoning Ordinance and the bulk land use parameters specific to this PUD. The proposal 
is in compliance with the Zoning Ordinance.

Traffic and Circulation
The proposed maintenance building will not generate an increase in traffic or parking, as the maintenance 
staff already work and park on-site. 

Public Improvements
The existing utilities servicing the campus are sufficient for the proposed buildings, with no off-site 
improvements proposed or necessary at this time. The Fire Department determined that an automatic 
suppression system and a fire alarm system will be required throughout both proposed buildings. The 
Downers Grove Sanitary District has provided conceptual approval of the proposed buildings. 

New stormwater detention is not required. However, stormwater best management practices (BMPs) at the 
maintenance building are required to treat runoff due to the location of the adjacent creek and special 
management areas (floodplain, wetland, buffers) in close proximity to the building. Furthermore, the 
maintenance building will have to be properly elevated and no development will be permitted within the 
floodway. All proposed improvements will be required to meet the Village’s Stormwater Management 
Ordinance.

Public Comment
One member of the public expressed safety concerns over the striping configuration of the newly installed 
DuPage County traffic light on 31st Street. Immediately following the Plan Commission meeting, the 
University sent an email to campus staff and students highlighting safety concerns and clarifying traffic 
patterns. The Downers Grove Park District and the Downers Grove Forest Preserve District of DuPage 
County both submitted letters during the review process that the applicant addressed. In response to one of the 
concerns regarding the shielding of the maintenance building from Lyman Woods, Village Staff, Downers 
Grove Park District Staff, and Midwestern University Staff met on November 10, 2015 and determined that 
no additional landscaping was necessary.

ATTACHMENTS

Ordinance
Aerial Map
Staff Report with attachments dated November 2, 2015
Draft Minutes of the Plan Commission Hearing dated November 2, 2015
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PD #51 - Amendment
15-PLC-0038

ORDINANCE NO. ________               

AN ORDINANCE APPROVING AN AMENDMENT TO PLANNED UNIT DEVELOPMENT #51, 
TO ALLOW REVISIONS TO THE CAMPUS MASTER PLAN

AT MIDWESTERN UNIVERSITY LOCATED AT 555 31ST STREET

WHEREAS, the Village Council has previously adopted Ordinance No. 5260 on May 1, 2012, 
designating the property described therein as Planned Unit Development #51; and,

WHEREAS, the Owners have filed a written petition with the Village conforming to the 
requirements of the Comprehensive Zoning Ordinance and requesting an amendment to Planned Unit 
Development #51 to revise the Campus Master Plan to include the location of a future maintenance 
building and optometry classroom/office building that have been approved since the last planned 
development amendment dated July 8, 2014; and, 

WHEREAS, such request was referred to the Plan Commission of the Village of Downers Grove, 
and the Plan Commission has given the required public notice, conducted a public hearing for the petition 
on November 2, 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, the Plan Commission has recommended approval of the requested petition, subject 
to certain conditions; and,

WHEREAS, the Village Council has considered the record before the Plan Commission, as well 
as the recommendations of Plan Commission.

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

SECTION 1.  That the provisions of the preamble are incorporated into and made a part of this 
ordinance as if fully set forth herein.

SECTION 2.  That an amendment to Planned Unit Development #51 is hereby approved and the 
Petitioner is authorized to construct a maintenance building and optometry classroom/office building at 
555 31st Street.

SECTION 3.  That the approval set forth in Section 2 of this ordinance is subject to the findings 
and recommendations of the Downers Grove Plan Commission regarding File 15-PLC-0038 as set forth 
in the minutes of their November 2, 2015 meeting.

 SECTION 4.  The approval set forth in Section 2 of this ordinance is subject to the following 
conditions:

1. The bulk requirements of the proposed buildings shall substantially conform to the Campus 
Master Plan prepared by DWL Architects & Planners, Inc. dated September 2, 2015.

2. The proposed buildings and site development are subject to meeting all applicable Village codes, 
ordinances and policies during the building permit process.
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3. No development is to occur within the current FEMA floodway or preliminary floodway. 
Additionally, Best Management Practices shall be installed near the proposed maintenance 
building to ensure stormwater is treated prior to leaving the property.

4. All proposed and relocated buildings shall be required to locate a fire hydrant within 100 feet of 
each new fire department connection.

5. The proposed buildings shall be equipped with an automatic fire suppression system and a fire 
alarm system.

SECTION 5.  That the proposed Campus Master Plan is consistent with and complimentary to the 
overall planned development site plan and with the requirements of the "R-1/PUD, Residential Detached 
House 1/Planned Unit Development" zoning district. 

SECTION 6.  That all ordinances or parts of ordinances in conflict with the provisions of this 
ordinance are hereby repealed.

SECTION 7.  That 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\mw\ord.15\PUD#51-Amd-MWU-MaintBld-Class&Ofs-15-PLC-0038
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FILE 15-PLC-0038:  A petition seeking approval of a Planned Unit Development Amendment to 
revise the master plan for Midwestern University.  The property is zoned R-1, Single Family 
Residence District and is located on the south side of 31st Street, approximately 1,280 feet west of 
Meyers Road, commonly known as 555 31st Street, Downers Grove, IL (PINs 06-32-200-015, 06-
32-400-026).  Midwestern University, Petitioner/Owner.

Senior Planner Rebecca Leitschuh reviewed the Midwestern University’s (the “University”) 
application as outlined in her staff report, noting it was an amendment to the University’s master 
plan, for the construction of a maintenance building and the College of Optometry’s office and 
classroom building.  Location, surrounding uses, and the site plan followed as well as bulk 
standards and parking figures.  

Staff recommended approval of the application subject to the conditions listed in staff’s report. 

Chairman Rickard asked for an explanation of the site data summary, stating it reflected a net 
reduction in total site impervious area by 6,000 square feet.  Ms. Leitschuh explained it was due to 
the removal of the dormitories.  As to staff seeking additional landscaping as one of the conditions, 
Ms. Leitschuh explained it was being proposed but said further site conditions needed to be 
resolved first before landscaping could take place and best management practices would be utilized 
under the direction of the village’s stormwater engineers.  Ms. Hogstrom suggested removing two 
invasive species from the University’s landscaping plan – the Pyrus calleryana and Liriope spicata.

Dr. Kathleen Goeppinger, President and CEO of Midwestern University, introduced herself.  Per a 
question regarding the “reflective nature” of the building, she stated that matte materials would be 
used on the building to prevent reflection from the building.  She was not aware of any garage 
issues.  Regarding the installed traffic signal at 31st Street, Dr. Goeppinger believed the signal was 
functioning well; it provided a smooth flow of traffic and the additional lane into the campus helped 
traffic for the students and neighbors.  She stated that access to Lyman Woods would continue, 
since the University had a very good relationship with the park district.  As far as future plantings 
around the building, an assessment would have to take place first due the existing woods. 

Per the chairman’s question, Director Popovich confirmed that the proposed landscaping plan met 
the village’s requirements but staff would have to understand what the park district’s exact concern 
was regarding plantings.  

Chairman Rickard opened up the meeting to public comment.

Mr. John Fritz, 2749 Orleans, Oak Brook, said he liked the new signal on 31st Street but had some 
concerns about traffic issues, as did some of his neighbors.  He distributed photographs to the 
commissioners.  Specifically, vehicles exiting during peak hours were using the hashed lane as a 
two-lane exit onto 31st Street.  He provided details and recommendations. Regarding the traffic 
study, Mr. Fritz clarified that Avenue LaTours was owned and maintained by York Township.  

Dr. Goeppinger voiced that she had not heard about the student’s creating a two-lane exit but stated 
she would send a notification to her faculty/staff/students about the matter.   For the record, she 
stated the University paid $1.3 M for the signal and hatched line to direct traffic. 

1
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Mr. Cronin suggested constructing an island in the hatched lane to deter traffic from using the area.  
Dr. Goeppinger stated she would place a security guard on-site and sent out a communication.

Mr. Kevin McCormick, Midwestern University, explained what was occurring when students exited 
the campus.  He explained the students did not form two lines to exit campus, but once onto 31st 
Street, students would veer over the dashed line directing traffic to 31st Street to merge early into 
the right westbound lane.

General dialog followed from Ms. Leitschuh on how students were not following the rules of the 
road and staying in their correct lane when exiting the campus.  

No further comments were received; public comment was closed.

Overall, positive comments about the proposal were voiced by the commissioners and any 
outstanding issues that were a concern appeared to be reconciled by the University.  

WITH RESPECT TO FILE 15-PLC-0038, MR. COZZO MADE A MOTION THAT THE 
PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL, SUBJECT TO THE FOLLOWING CONDITIONS:

1. THE BULK REQUIREMENTS OF THE PRPOSED BUIDINGS SHALL 
SUBSTANTIALLY CONFORM TO THE CAMPUS MASTER PLAN PREPARED 
BY DWL ARCHITECTS & PLANNERS, INC., DATED SEPTEMBER 2, 2015;

2. THE PROPOSED BUILIDNGS AND SITE DEVELOPMENT ARE SUBJECT TO 
MEETING ALL APPLICABLE VILLAGE CODES, ORDINANCES AND POLICIES 
DURING THE BUILDNG PERMIT PROCESS;

3. ADDITIONAL LANDSCAPING SHALL BE PURSUED ALONG THE WESTERN 
EDGE OF THE MAINTENANCE BUILDING TO SHIELD THE STRUCTURE 
FROM RECREATIONAL ACTIVITIES AT THE NEIGHBORING LYMAN 
WOODS;

4. NO DEVELOPMENT IS TO OCCUR WITHIN THE CURRENT FEMA 
FLOODWAY OR PRELIMINARY FLOODWAY.  ADDITIONALLY, BEST 
MANAGEMENT PRACTICES SHLL BE INSTALLED NEAR THE PROPOSED 
MAINTENANCE BUILDNG TO ENSURE STORMWATER IS TREATED PRIOR 
TO LEAVING THE PROEPRTY;

5. ALL PROPOSED AND RELCOATED BUILDNGS SHALL BE REQUIRED TO 
LOCATE A FIRE HYDRANT WITHIN 100 FEET OF EACH NEW FIRE 
DEPARTMENT CONNECTION; AND 

6. THE PROPOSED BUILDNGS SHALL BE EQUIPPED WITH AN AUTOMATIC 
SUPRESSION SYSTEMS AND A FIRE ALARM SYSTEM.

2
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SECONDED BY MS. HOGSTROM.  ROLL CALL:

AYE: MR. COZZO, MS. HOGSTROM, MR. CRONIN, MRS. RABATAH, MR. THOMAN, 
CHAIRMAN RICKARD

NAY: NONE

MOTION CARRIED.  VOTE:  6-0

3
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September 30, 2015 
 
Stan Popovich, AICP 
Planning Manager 
Village of Downers Grove 
801 Burlington Avenue 
Downers Grove, IL 60515 
 
Re:  Midwestern University – Master Plan Revisions 
 
 
Dear Stan, 
 
Thank you for sending the Midwestern University Campus Master Plan for Park 
District review and comment. At this time, the Park District does not have comments 
or concerns regarding the proposed classroom building; however, we do have the 
following comments regarding the proposed Maintenance Building: 
 

1. The building’s exterior is described as “Metal Panel Wall System,” and the 
rendering shows it to be silver or gray in color. We have concerns about how 
reflective this surface might be, and the potential impact of reflected light 
onto the adjacent Prairie Kame natural feature and native vegetation 
immediately west of the proposed building. 

2. The west side of the building includes roll-up garage doors. What is the 
anticipated frequency of deliveries and types of vehicles expected to be 
using these doors?  Is there any landscaping or fencing proposed to screen 
views of the delivery area from the adjacent walking trails within Lyman 
Woods? 

3. The existing parking lot & maintenance yard in the location of the proposed 
Maintenance Building currently provides pedestrian and vehicle access into 
Lyman Woods that our staff occasionally utilizes (with permission from MU) 
to access the east half of the Preserve for tree removals, pathway repairs 
and other work.  Would the proposed parking and vehicle circulation 
surrounding the new Maintenance Building keep this vehicular connection 
(gated) and/or pedestrian access to Lyman Woods? 

 
Please feel free to contact me with any questions. 
 
Sincerely, 
 
 
 
Paul Fyle, ASLA 
Superintendent of Planning 
 
 
cc: Shannon Forsythe, Manager of Natural Resources & Interpretive Services 
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