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2. The petitioner shall consolidate the two lots into a single lot of record pursuant to Section
20.507 of the Subdivision Ordinance prior to the issuance of any site development or
building permits.

3. The petitioner shall provide easement documentation for permissible construction on the
Nicor Lot.

4. The petitioner shall maintain the existing number of access lanes onto the site, two entry
and two exit.

5. Based on the anticipated traffic of the development, the petitioner may have to provide

traffic distribution and access improvements per village review.

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are hereby repealed.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\mw\ord.16\SU-2200-Warrenville-16-PLC-0023
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Village of

D%WNEHS VILLAGE OF DOWNERS GROVE
ROV REPORT FOR THE PLAN COMMISSION

FOUNDED IN 1832

e AUGUST 1, 2016 AGENDA

SUBJECT: TYPE: SuBMITTED BY:

Zoning Map Amendment

16-PLC-0023 (Rezoning), Special Use to Exceed | Scott Williams
2200 Warrenville Road Maximum Parking Requirements Planner
REQUEST

The petitioner is requesting approval of the following:
e Zoning Map Amendment (Rezoning) from M-1, Light Manufacturing to O-R-M, Office-Research-
Manufacturing;
e Special Use to Exceed Maximum Parking Requirements

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

GENERAL INFORMATION

OWNER/APPLICANT:  Arbor Vista, LLC
1300 West Higgins Road #104
Park Ridge, IL 60068

PROPERTY INFORMATION

EXISTING ZONING: M-1, Light Manufacturing
EXISTING LAND USE: Vacant Light Industrial
PROPERTY SIZE: 357,192 (8.2 acres)

PINS: 08-01-400-004, -006

SURROUNDING ZONING AND LAND USES

ZONING FUTURE LAND USE
NORTH: [linois Tollway N/A
SOUTH B-3, General Services and Highway Business Corridor Commercial
EAST: M-1, Light Manufacturing Corridor Commercial
WEST: M-1, Light Manufacturing Office/Corporate Campus
ANALYSIS
SUBMITTALS
This report is based on the following documents, which are on file with the Department of Community
Development:

1. Application/Petition for Public Hearing
2. Location Map
3. Project Summary/Narrative
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4. Conceptual Site Plan/Elevations/Floor Plans
5. Site Photos

6. Plat of Survey

7.

Traffic and Parking Study

PROJECT DESCRIPTION

The petitioner is requesting approval of a Special Use to exceed the maximum allowance of 4.5 parking
spaces per 1,000 square feet of floor area and a rezoning from M-1 (Light Manufacturing) to O-R-M
(Office-Research-Manufacturing) to facilitate the construction of a two-story Class-A office building.

The subject property is located at the northwest corner of Warrenville Road and Finley Road and is
commonly known as 2200 Warrenville Road.

The property is currently improved with two buildings across three lots formerly the Perkin Elmer Life
Sciences buildings. The site is accessed via a curb-cut off of Warrenville Road at the southwest corner of
the property.

The proposed tenant, although undisclosed at this point, is a Fortune 500 Company looking to construct a
suburban headquarters to take advantage of the visibility and location of the site. The company will be
consolidating multiple divisions from different locations under one roof based on concepts including
“hoteling,” telecommuting, shared work spaces, and others.

The conceptual two story building with an open floor plan will be built in accordance with latest design
efficiency trends in order to meet immediate and long-term employee staffing needs. According to the
research provided by the petitioner, whereas 250 square feet per employee was the standard for office space
before the recession, the current standard is now approximately 175 square feet per employee.

To provide enough parking for more employees working in shared or collaborative spaces, the parking ratio
will be in excess of the maximum 4.5 spaces per 1,000 square feet of floor area the maximum allowed per
section 7.020 of the Zoning Code. Although the site plan is conceptual at this stage with the potential for
the building size to change, the applicant is projecting an increased ratio of 7.2 parking spaces per 1,000
square feet of floor area based on the company’s requirements and a previous parking study conducted by
KLOA.

The actual construction of the onsite parking occurs in two phases. The first phase projects an initial peak
demand of 6.5 cars per 1,000 square feet of floor area to accommodate up to 600 employees. The second
phase would then draw from the land bank to provide enough spots for 7.2 cars per 1,000 square feet of
floor area to accommodate future employee growth (up to 660 employees).

COMPLIANCE WITH THE COMPREHENSIVE PLAN

The Comprehensive Plan designates the subject property as Office/Corporate Campus, which is
characterized by office uses with large-scale buildings and office parks in locations easily accessible from
the 1-88 & 1-355 corridors. It also states that the village should continue to support office development in
these corridors and that they should be of high quality and consistent with the developments at Esplande
and the Highland Landmark which places a greater emphasis on office versus industrial uses.

Based on the comprehensive plan, staff recommended the petitioner seek rezoning from M-1 to O-R-M
even though office uses in M-1 are currently permitted. Based on the definition, O-R-M is the desired
zoning district because the proposal is for a state-of-the-art corporate headquarters, and is the current zoning
designation for the Esplanade and Highland Landmark developments.
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Furthermore, this redevelopment of what is now a vacant industrial building would enhance the quality and
appearance of the site. The proposal is consistent with the Comprehensive Plan.

COMPLIANCE WITH THE ZONING ORDINANCE

The subject property is currently zoned M-1, Light Manufacturing. The proposed development includes
the rezoning to O-R-M, Office-Research-Manufacturing, and a corporate office is a permitted use. The
proposed building will have to comply with all other regulations of the Zoning Ordinance that will be
addressed through the building permit review process.

Parking

Parking requirements for business and professional office use are 3 spaces per 1,000 square feet of floor
area. Parking ratios in excess of 4.5 spaces per 1,000 square feet of floor area are required to go through
the special use process per section 7.020 of the zoning code. The petitioner is seeking approval to allow up
to 7.2 cars per 1,000 square feet of floor area or 605 parking spaces. A parking study and research on office
space trends has been provided.

Based on applying KLOA'’s average peak parking demand ratio of 0.88, this translates into approximately
528 parking spaces with another 17 visitor spaces during phase 1 of the project which makes a total of 545
spaces. The parking ratio for phase 1 is 6.5 spaces per 1,000 square feet of floor area. For phase 2, the land
bank would provide additional spaces to meet the average peak parking demand. This is projected to be
581 parking spots with another 24 visitor spots making the total 605 spaces. Overall, the petitioner is
seeking approval for the Phase 2 maximum ratio of 7.2 spaces per 1,000 square feet of floor area.

The higher parking ratios are attributed to multiple factors: efficiencies achieved by increasing employee
density, lack of public transit servicing the area, and providing visitor parking. Technology and
collaborative spaces allow for more employees to work in shared space with reduced square footage per
employee compared to the specifications of older Class-A office buildings. Although the size of the
building may change and an exact parking space count is not possible, the applicant is confident on
accurately projecting the required parking ratios.

ENGINEERING/PUBLIC IMPROVEMENTS

All engineering provisions including stormwater regulations will be reviewed during the building permit
process. Any proposed development will be compliant with the Stormwater and Floodplain Ordinance. At
this time, no public improvements are required.

PUBLIC SAFETY REQUIREMENTS
The Fire Prevention division reviewed the proposal and had no comments.

NEIGHBORHOOD COMMENT
Notice was provided to all property owners 250 feet or less from the property line in addition to posting the
public hearing sign and publishing a legal notice in Downers Grove Suburban Life. Staff has received no
inquiries or public comment.

FINDINGS OF FACT

The petitioner outlined the request in the attached narrative letter, conceptual site plan, KLOA parking study,
and commercial real estate trend documentation. Staff finds that the proposal meets the standards for granting
the Rezoning and Special Use as outlined below:
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Zoning Map Amendment — Rezoning

Section 28.12.030.1. Review and Approval Criteria — Zoning Map Amendments (Rezoning)

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 uses and zoning of nearby property.
The subject property is currently zoned M-1, Light Manufacturing and contains an unoccupied
industrial building. The surrounding properties are a diverse mix of zoning and uses. The adjacent
property to the west as well as the rest of the properties north of Warrenville road are complementary
office uses. To the south is a gas station, and across Finley Road to the east is a car dealership. This
criteria is met.

(2)  The extent to which the particular zoning restrictions affect property values.
The proposed improvements and rezoning will have no negative impact on surrounding property
values. It may have a positive impact because it is replacing an older industrial building with a high
quality, corporate office development. This criteria 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 negatively impact property values or the public health, safety and
welfare of the community. This criteria is met.

(4)  The suitability of the subject property for the zoned purposes.
If the subject property were to remain M-1, allowed uses would continue to include building service,
business support service, and consumer maintenance/repair. This does not complement the
comprehensive plan with the future land use map showing this property as Office/Corporate Campus.
This is the proposed use of the property, and it is more appropriate for this site to be rezoned to O-R-
M. Similar examples include the Esplanade, Corridors, and the Highland Landmark which are zoned
O-R-M. This criteria 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.
Under the current zoning, the existing industrial building has remained unoccupied for almost two
years with little recent redevelopment on the north side of Warrenville Road. These properties are
zoned M-1 and consist mainly of older, light-industrial buildings. The Corridors property farther to
the west is zoned O-R-M and was developed with more modern office buildings. To the south and
east, the Ogden corridor has experienced recent commercial redevelopment. This criteria is met.

(6) The value to the community of the proposed use.
A modern, Class-A office building based on “forward thinking” principles is of high-value to the
community and will redevelop a dormant industrial property. It demonstrates the community’s
suitability to serve as the location for corporate headquarters. It may encourage the redevelopment
of nearby industrial buildings. This criteria is met.

(7)  The Comprehensive Plan.
The proposal is consistent with the Comprehensive Plan and the goal of maintaining corporate
campuses in close proximity to the interstates and providing for both the daily needs of residents as
well as providing commercial services to the larger region. This criteria is met.
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Special Use
The applicant is requesting Special Use approval for 7.2 parking spaces per 1,000 square feet of floor area

in accordance with Section 28.7.020. The proposed use meets the standards for granting a Special Use as
outlined below:

Section 28.12.050.H Approval Criteria — Special Uses

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 maximum parking ratio is applicable to all commercial and office uses. Exceeding this parking ratio
requires special use approval per Section 7.020 of the Zoning Ordinance. This criteria 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 proposal is consistent with the Comprehensive Plan and the goal of maintaining high quality corporate
campuses in close proximity to the interstates. The applicant has provided a parking study and research
indicating the trend towards increasing parking ratios to accommodate employee densification. Modern
construction of Class-A commercial space is required and the existing industrial building cannot be
repurposed for a corporate headquarters. Without the additional parking, the corporate headquarters will
seek other sites and the building will remain unoccupied. This criteria 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 use is complimentary to the area and will not have a negative impact on the health, safety
or general welfare of the general vicinity. The redevelopment of an older industrial site is desired and
may have a positive impact on adjacent property values. This criteria is met.

RECOMMENDATIONS

The proposed Zoning Map Amendment (Rezoning) and Special Use for increased parking is compatible
with the surrounding zoning and land use classifications, meets the criteria for Rezoning and Special Uses,
and is consistent with the Comprehensive Plan.

Based on the findings listed above, staff recommends that the Plan Commission make a positive
recommendation to the Village Council regarding 16-PLC-0023 subject to the following conditions:

1. The parking ratio for Phase II will not exceed 7.2 spaces per 1,000 square feet of floor area.

2. The petitioner shall consolidate the two lots into a single lot of record pursuant to Section
20.507 of the Subdivision Ordinance prior to the issuance of any site development or building
permits.

3. The petitioner shall provide easement documentation for permissible construction on the Nicor Lot.
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Staff Report Approved By:

&3

Stanley J. Popovich, AICP
Planning Manager

SP:sw
-att

P:\P&CD\PROJECTS\PLAN COMMISSION\2016 PC Petition Files\16-PLC-0023 - 2200 Warrenville Road - Rezoning & Special Use\Staff
Report 16-PLC-0023.docx
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2 i adam c. stokes
nicolsonporter&list ] v presen

1300 west higgins road, park ridge, illinois 60068 direct tel 847.698.7401

tel 847.698.7400 fax 847.698.5167 fax 847.539.0501
cell 312.498.7400

astokes@nplchicago.com
Mr. Stan Popovich spopovich@downers.us
Directory of Community Development
801 Burlington Avenue
Downers Grove, IL 60515

Dear Mr. Popovich

As a follow up to our recent meetings with Village staff, we submit to you a brief summary of the very
exciting project that we are planning at 2200 Warrenville Road, together with our formal request for the
zoning change and special use we are requesting.

The Site

Arbor Vista LLC (“Owner”) recently acquired the former Perkin Elmer property located at 2200
Warrenville Road in Downers Grove (the “Site”). The 7-acre site offers extraordinary visibility, with direct
frontage on [-88 and [-355. The site is seen by over 240,000 cars per day. Access to full 4-way
interchanges on both highways is approximately 1/4 mile from the site at Ogden Avenue.

The Company

We are currently in active negotiations with a Fortune 500 company (the “Company”) to develop a very
unique and “forward looking” suburban Chicago office / headquarters property for their exclusive use.

The Company is consolidating multiple suburban office spaces into this build-to-suit facility which will be
home for up to 550 to 600 corporate employees with potential to accommodate future growth up to 660
employees. We anticipate ground-breaking in October, 2016 with project completion scheduled for late
2017.

The Project

The project will consist of a two-story “Class-A” office building designed to accommodate the Company’s
immediate and long term needs. The “forward-looking” design will involve the latest in design efficiency
trends for Class-A office space, geared specifically toward reducing the footprint of the building
(increasing employee density) to achieve cost-savings and reduce impact to the environment. We have
attached exhibits containing just a few samples of the many articles written on this subject by architects and
design experts. Further, recent developments in IT and telecommunications systems allow employees to
share workspace (a concept called “hoteling”). Hoteling is a workplace strategy which reduces office
space costs by increasing the number of workers supported by each desk or workspace. Hoteling eliminates
the high rate of vacancy that occurs when employees are on vacation (or working from another site),
leaving desks empty for the day. This hoteling concept will be applied for many of the employees who will
be based at this location.

licensed real estate broker
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The size of the building will be specifically designed to meet the Company’s anticipated (long term) peak
daily occupancy of approximately 7.2 occupants per 1,000 square feet of building area (initially 6.5
occupants per 1,000 SF) taking these considerations into account. The vast majority of the existing Class-
A buildings in the 1-88 corridor were built in the 1980°s (and earlier) and therefore cannot accommodate
corporate users seeking to achieve this level of efficiency (due to lack of available parking, insufficient
HVAC capacity, IT infrastructure and restroom facilities). It is for these reasons that new construction is
the only viable option for this requirement.

Parking for this development will be designed to meet the daily peak demand referenced above, with
surface parking initially designed for approximately 6.5 cars per 1,000 SF with potential to expand up to a
total of approximately 7.2 cars per 1,000 SF. Any parking not required for the initial staffing needs will be
“landbanked” (green space set aside for future parking).

It is important to note that the initial employee count at this time remains undetermined and therefore the
ratio of initial parking to landbanked parking is subject to change; however the intent is to accommodate up
to 7.2 cars per 1,000 square feet to meet the Company’s growth projections.

The plans attached hereto are conceptual only and are being submitted to illustrate the general orientation
and configuration of the site based on the largest projections at this time. We are not requesting approval
of the attached site plan per se. At this time we are simply seeking a Special Use so as to permit the ratio
of 7.2 cars per 1,000 SF of building area.

Special Use Request

The Review and Approval Criteria for a Special Use Criteria per Section 12.050.H of the Zoning
Ordinance (and our responses) are as follows:

28.12.050
I. Review and Approval Criteria

1. that the proposed use is expressly authorized as a special use in the district in which it is to be located; The
proposed office use is a permitted use within the M-1 Zoning District and is consistent with the Village of Downers
Grove Comprehensive Plan; the Special Use request relates only to the permitted parking ratio;

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 office use is consistent with the Village of Downers Grove Comprehensive Plan and the proposed parking

ratio is consistent with the trends in Class-A office designed as further illustrated in the attached exhibits;

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 office use is consistent with the Village of Downers Grove Comprehensive Plan and will not 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.



