
VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

1401-1445 Ogden Avenue - Planned Unit Development
Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The petitioner is requesting approval of a Rezoning, Planned Unit Development, Special Use and an Alley 
Vacation to permit the redevelopment of an existing fueling station and carwash at 1401-1445 Ogden 
Avenue.

STRATEGIC PLAN ALIGNMENT

The goals for 2015-2017 include Strong, Diverse Local Economy.

FISCAL IMPACT

N/A

BACKGROUND

Property Information & Zoning Request 
The subject property is located on Ogden Avenue between Seeley and Oakwood Avenues. It is currently 
improved with a one-story commercial building with a V-shaped fuel station canopy in the center of the site, a 
car wash, a maintenance and repair shop with an attached office building on the east side of the property and a 
former Burger King building on the west.  The property is zoned B-3, General Services and Business 
Highway District and the current services offered by Delta Sonic include a car wash, auto detailing, gas 
station, convenience store and office use.  Based on the variety of uses, the applicant is applying for a Planned 
Unit Development (PUD) and the associated rezoning to accommodate this development which would be 
difficult to carry out under conventional zoning standards.  The petitioner is also applying for a Special Use to 
allow a ‘fueling station’ and ‘personal vehicle repair and maintenance.’ The vacation of a 20-foot wide alley 
to the south has also been requested to facilitate the redevelopment of this site. 

Development Plan

UPDATE & RECOMMENDATION
This item was discussed at the September 13, 2016 Village Council meeting. Staff recommends 
approval on the September 20, 2016 Active Agenda. 

9/20/20169/20/20169/20/20169/20/20169/20/20169/20/20169/20/20169/20/2016
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The proposal is to redesign, expand and improve the facility and operations by demolishing the former Burger 
King building and vacating the alley at the south side of the property. The existing single story Delta Sonic 
building will remain. The maintenance and repair shop and the office building shall also remain as existing on 
the east side of the property. New fuel canopies are proposed and the car wash operations are expanded on the 
west side of the property. A new eleven space vacuum area is proposed immediately to the west of the 
existing building. The existing detention basin will be moved underground so as to improve the existing 
stormwater infrastructure and onsite circulation. The proposed development:  

 Removes three Ogden Avenue curb cuts and improves access
 Improves connectivity by installing a sidewalk along Ogden Avenue and pedestrian access from 

Ogden Avenue to the main building
 Consolidates multiple lots including the vacant ‘Burger King’ to the west to improve onsite 

operations and eliminate car wash stacking on Ogden Avenue
 Eliminates the existing detention area at the southwest corner of the detail shop to allow better site 

design and onsite circulation
 Provides enhanced landscaping and screening
 Replaces four gas islands (16 pumps) with five smaller islands (10 pumps)
 Replaces existing fuel canopy with a new design and layout
 Provides 52 parking spaces including three handicapped spaces

Compliance with the Comprehensive Plan
The Comprehensive Plan identifies the subject site as the Ogden Avenue Central - Key Focus Areas.  The 
Comprehensive Plan notes this area should be redeveloped with attention to pedestrian circulation, reducing 
the number of curb cuts, providing cross-access between lots, and improving the overall appearance 
reflective of the larger Downers Grove community. 

The property is included within the corridor commercial area in the comprehensive plan. The plan 
recommends the corridor commercial area include a blend of neighborhood-oriented commercial retail, 
offices, smaller regional retail and service uses. Delta Sonic provides these types of services.  The proposed 
development meets the goals of the Comprehensive Plan.

Compliance with the Zoning Ordinance
The proposed development is compliant with the vast majority of the bulk regulations in the B-3 zoning 
district and brings non-conforming conditions closer into conformity. However, the applicant is applying for a 
Planned Unit Development in order to redevelop the property with a variety of uses and structures on a single 
property that would not be allowed under general zoning regulations because of the existing conditions on the 
site.

The Zoning Ordinance notes that certain types of developments are appropriate for Planned Unit 
Developments and that these types will also achieve planning goals.  These types include:

 Implementation of and consistency with the comprehensive plan and other relevant plans and 
policies

 Efficient and economical provision of public facilities and services
 A coordinated transportation system that includes an inter‐connected hierarchy of facilities for 

motorized and non‐motorized travel
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The increased safety, onsite circulation, connectivity, keeping operations restricted to the subject site, 
reducing curb cuts, and improved landscaping will result in several public benefits that meet the objectives of 
a Planned Unit Development.

Compliance with the Subdivision Ordinance
The applicant will meet all requirements of the Subdivision Ordinance.  The applicant will administratively 
consolidate the existing lots, including the vacated alley.    

Engineering\Public Improvements
Based on the existing and proposed impervious area on the site, new stormwater detention and Post 
Construction Best Management Practices are not required for the proposed development.  The existing 
detention on-site is being relocated underground allowing improved circulation for both pedestrians, 
employees and vehicles. 

Traffic and Parking
A traffic and parking impact study for the proposed development was completed by the petitioner in March, 
2015 and updated in June, 2016. The increased car wash stacking, reduced curb cuts and improvement in 
on-site circulation and traffic patterns will positively impact the traffic in the surrounding area. IDOT has 
reviewed the proposed curb cut locations and has approved the proposed layout.

Public Comment
Two residents attended a neighborhood meeting held by the petitioner on June 23, 2016 and discussed 
setback, screening, landscaping and lighting issues. Two residents attended the Plan Commission public 
hearing and asked about parking and sidewalk provisions along Ogden Avenue, screening of the carwash 
drive-through lanes, and general operations.

ATTACHMENTS

Ordinance
Aerial Map
Staff Report with attachments dated August 1, 2016
Plan Commission draft minutes dated August 1, 2016
Correspondence (2) from neighbors adjacent to alley
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101*-1445 Ogden Rezoning

16-PLC-0008

ORDINANCE NO. _____

AN ORDINANCE REZONING CERTAIN PROPERTY 
LOCATED AT 1401-1445 OGDEN AVENUE

WHEREAS, the real estate located at 1401-1445 Ogden Avenue, on the southeast corner of 
Ogden  Avenue and Seeley Avenue, hereinafter described has been classified as "B-3, General Services 
and Highway 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 public hearings respecting 
said petition on July 11, 2016 and August 1, 2016 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 "B-3/PUD, General Services and 
Highway Business/Planned Unit Development" the zoning classification of the following described real 
estate, to wit:

� LOTS 1 THROUGH 12, INCLUSIVE, IN BLOCK 2 IN ARTHUR T. MCINTOSH AND 
COMPANY’S ADDITION TO DOWNERS GROVE, BEING A SUBDIVISION OF LOT 2 OF 
THE TOWNSHIP 38 NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
ACCORDING TO THE PLAT OF SAID ARTHUR T. MCINTOSH AND COMPANY’S 
ADDITION TO DOWNERS GROVE, RECORDED JUNE 26, 1924 AS DOCUMENT 179462, 
IN DUPAGE COUNTY, ILLINOIS.

Commonly known as 1401-1445 Ogden Avenue, Downers Grove, IL  60515
PINs 09-06-405-001; 09-06-405-007; 09-06-405-008; 09-06-405-009; 09-06-405-010 & 09-06-
405-026

SECTION 2.  The official zoning map shall be amended to reflect the change in zoning 
classification effected 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 
of such information; and
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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 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\mw\Ord.16\1401-1445-Ogden--Rezoning-16-PLC-0008
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VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
AUGUST 1, 2016 AGENDA 

 
 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 
 
 
 
15-PLC-0008 
1401 – 1445 Ogden Avenue 

 
 
Planned Unit Development, 
Rezoning, Special Use, and  
Alley Vacation 

 
 
 
Swati Pandey 
Planner 

 
REQUEST 
The petitioner is requesting approval for a Planned Unit Development, a Rezoning from existing B-3, General 
Services and Highway Business to B-3/PUD, General Services and Highway Business/Planned Unit Development, 
a Special Use, and a vacation of the 20-foot wide improved alley to the south of the property to redevelop an existing 
fueling station and carwash at 1401-1445 Ogden Avenue. 
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 

  
OWNER & APPLICANT:  Delta Sonic Car Wash Systems, Inc.  
   570 Delaware Avenue 
   Buffalo, NY 14202 
 
  

PROPERTY INFORMATION 
 

EXISTING ZONING: B-3, General Services and Highway Business 
EXISTING LAND USE: Fueling Station and Car Wash  
PROPERTY SIZE: 119,946 sq ft (2.75 acres)  
PINS: 09-06-405-001, -007, -008, -009, -010, -026 
 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: B-3, General Services and Highway Business Corridor Commercial 
SOUTH: R-1, Residential Detached House 1   Single Family Residential  
EAST: B-3, General Services and Highway Business Corridor Commercial  
WEST: B-3, General Services and Highway Business Corridor Commercial  
  

 
ANALYSIS 

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

1. Project Narrative  
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2. Plat of Survey 
3. Architectural Plans 
4. Engineering Plans 
5. Landscape Plan 
6. Photometric Plan 
7. Traffic Impact Study 
8. Plat of Consolidation 
9. Plat of Vacation 
10. Summary of Neighborhood Meeting 

 
PROJECT DESCRIPTION 
The applicant is proposing to redevelop the existing fueling station and car wash facility on Ogden Avenue 
between Seeley and Oakwood Avenues. Currently, the subject property is improved with a one-story 
commercial building with a V-shaped fuel station canopy in the center of the site, a mainetenance and repair 
shop with an attached office building on the east side of the property and a former Burger King building on 
the west.  The proposal is to redesign, expand and improve the facility and operations by demolishing the 
former Burger King building (approximately 25,000 square feet of property at the intersection of Ogden 
Avenue and Seeley Avenue) and vacating the alley at the south side of the property. The existing single 
story Delta Sonic building will remain. The maintenance and repair shop and the office building shall also 
remain as existing on the east side of the property. New fuel canopies are proposed and the car wash 
operations are expanded on the west side of the property. A new eleven space vacuum area is proposed 
immediately to the west of the existing building. A new trash enclosure will be built to the rear of the 
building and the existing detention basin will be moved underground so as to improve the existing 
stormwater infrastructure and onsite circulation.  
 
The property is zoned B-3, General Services and Business Highway District and the current services offered 
by Delta Sonic include a car wash, auto detailing, gas station, convenience store and office use.  Based on 
the variety of uses, the applicant is applying for a Planned Unit Development (PUD) and the associated 
rezoning to accommodate this development which would be difficult to carry out under conventional zoning 
standards.  The petitioner is also applying for  a Special Use.  A ‘fueling station’ and ‘personal vehicle 

repair and maintenance’ is an allowable Special Use in the B-3 zoning district per Section 5.010 of the 
Zoning Ordinance.  The vacation of a 20-foot wide alley to the south has also been requested to facilitate 
the redevelopment of this site.  
 
The site contains five curb cuts on Ogden Avenue, including two on the Burger King property, and two off 
of Oakwood Avenue. The petitioner has proposed to improve on-site circulation by removing and 
consolidating curb cuts, as shown below: 

 Two full access will be provided onto Ogden Avenue (a reduction of two) 
 One full access is provided onto Oakwood Avenue (a reduction of one) 

 
IDOT has reviewed the proposed curb-cut locations and has approved the proposed layout and locations. 
Pedestrian access will be provided from Ogden Avenue to the building main entrance with distinct material 
as required per the Zoning Ordinance.  
 
The existing one-story commercial building will have new EIFS cornice installed and brick repairs 
undertaken based on the removal of the existing canopy. The new pre-wash building (2 bay prep hut) façade 
shall have the same materials and have a continuous fascia panel attached to the existing car wash. The fuel 
canopies shall be redesigned and the old fuel canopies will be removed. Four gas islands with 16 pumps 
shall be removed and replaced with five smaller islands and 10 gas pumps. The pumps shall be oriented in 
the same direction under a single rectangular canopy which will have a similar fascia panel with brick clad 
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columns. The detail, maintenance and office building shall remain as existing.  
 
The petitioner is proposing 52 parking spaces including three handicapped spaces. Parking areas are 
distributed throughout the site to service each building. New parking areas have been proposed north of the 
main building entrance, south of the office and detail shop, and on the southern edge of the property.  
 
The petitioner is proposing new landscaping on the property, in conformance with the Village requirements. 
A significant amount of landscaping is proposed on the west and south perimeter of the property. 
Foundation landscaping is proposed in front of the building to soften the impact of the wide building and 
concrete area around it. A fence is proposed on the south and west side of the property. Any new signage 
proposed for the development shall comply with the Sign Code requirements and a separate sign permit 
will be required at the time of building permit application. 
 
A 598 feet by 20 feet public alley running east – west to the south of the property is requested to be vacated. 
The eastern side of the alley is currently paved and is being used as parking. The west half of the alley is 
open green space. The vacation has been requested by the petitioner to allow greater flexibility in site design 
and allow depth in the property to accommodate parking setbacks. A part of the parking lot directly behind 
the building will be improved and encroach five feet into the alley. Per the Village’s Right-of-Way Vacation 
Policy (Resolution #2003-58), staff contacted the public agencies and determined that the utility providers 
and the Village do not have an objection to the vacation of the right-of-way as long as a public drainage, 
utility and access easement is retained along the entire width and length of the alley. The required easement 
has been provided as noted on the Plat of Vacation.  
 
The subject property contains multiple lots of record which will require the applicant to administratively 
consolidate the lots if the project is approved. 
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan identifies the subject site as the Ogden Avenue Central - Key Focus Areas.  The 
Comprehensive Plan notes this area should be redeveloped with attention to pedestrian circulation, reducing 
the number of curb-cuts, cross-access between lots, and overall improved appearance reflective of the larger 
Downers Grove community. The proposed development:   
 

 Removes three curb-cuts and improves access onto Ogden Avenue 
 Improves connectivity by installing a sidewalk along Ogden Avenue and pedestrian access from 

Ogden Avenue to the main building 
 Consolidates multiple lots including the vacant ‘Burger King’ to the west to improve onsite 

operations and eliminate stacking on Ogden Avenue 
 Eliminates the existing detention area at the southwest corner of the detail shop to allow better site 

design and onsite circulation 
 Provides enhanced landscaping and screening in order to provide a buffer to the residential areas 

to the south and a more attractive image from Ogden Avenue. 
 The Village of Downers Grove worked with IDOT to reduce curb cuts along Ogden and Oakwood 

Avenue as recommended by the Comprehensive Plan. 
 
The property is included within the corridor commercial area in the comprehensive plan. The plan 
recommends the corridor commercial area include a blend of neighborhood-oriented commercial retail, 
offices, smaller regional retail and service uses. Delta Sonic provides these types of services.  The proposed 
development meets the goals of Comprehensive Plan.     
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COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned B-3, General Services and Highway Business.  The bulk requirements of the proposed 
development in the B-3 zoning district are summarized in the following table: 
 

Zoning Requirements 

1401-1445 Ogden Avenue Required Proposed 
Building North Setback (Street 
Yard) 

75 ft from Ogden 
Avenue centerline 

118 ft  

Building South Setback (Rear 
Yard) 

22 ft 44 ft (new) 
38 ft (existing) 

Building West Setback (Street 
Yard) 

25 ft 67 ft 

Building East Setback (Street 
Yard) 

25 ft N/A (as existing) 

Canopy North Setback 50 ft from Ogden 
Avenue centerline 

66 ft 

Parking North Setback 50 ft from Ogden 
Avenue centerline 

124 ft 

South Setback Parking (Rear 
Yard) 

20 ft 14.31 ft 

Floor Area Ratio 0.75 max 0.21 

Building Height 60 ft max 22 ft 

Open Space (10% / 50%) 
 

10,811 sq ft /  
5,405 sq ft 

12,403 sq ft / 
8,902 sq ft 

Parking  35 spaces 52 spaces  

Stacking (Fueling, Carwash, 
Detail) 

36 52 

 
The proposed development is compliant with the vast majority of the bulk regulations in the B-3 zoning 
district, however, the vehicle stacking requirements for the fuel pumps and detail building does not comply 
with the minimum requirements of the Zoning Ordinance, but it is a significant improvement and brings a 
non-conforming condition closer into conformity. Also, the rear parallel parking spaces extend into the 20 
feet required setback; however, these parking spaces are required to meet the required parking for the 
property and will be used primarily for employee parking. The applicant is also providing landscaping and 
a fence along the south property line to screen the parking.  The drive through lane for the carwash is six 
feet from the west property line where 25 feet is required. This stacking lane is necessary to allow a double 
row of vehicles to stack on-site versus extending the stacking lane to Ogden Avenue.  
 
The applicant is applying for a Planned Unit Development in order to redevelop the property with a variety 
of uses and structures on a single property that would not be allowed under general zoning regulations 
because of the existing conditions on the site. In order for the applicant to apply for a Planned Unit 
Development, the applicant’s proposal must meet one or more objectives identified in Zoning Ordinance 

Section 4.030.A.2.  These objectives work to balance the needs of the applicant and the additional public 
benefits gained from permitting the Planned Unit Development.  The increased safety, onsite circulation, 
connectivity, keeping operations restricted to the subject site, reducing curb-cuts, and improved landscaping 
requirement will result in several public benefits that meet the following identified Planned Unit 
Development Objectives: 
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 Implementation of and consistency with the comprehensive plan and other relevant plans and 

policies 
 Efficient and economical provision of public facilities and services 
 A coordinated transportation system that includes an inter‐connected hierarchy of facilities for 

motorized and non‐motorized travel 
 

The proposed development meets the provisions of a Planned Unit Development as it proposes 
improvements to the property which would result in public benefits that are at least commensurate with the 
degree of development flexibility provided. The project proposes significant improvements such as 
removing three curb cuts on Ogden Avenue and one on Oakwood Avenue;  adding stacking lanes for 
carwash operations thereby reducing onsite congestion; upgrading fuel storage capacity by reducing the 
number of tanks onsite which also reduces the number of trips generated by fuel tankers in the area; 
consolidating multiple lots to allow and improved circulation onsite; removing the V-shaped fuel canopy 
and replacing it with an improved design and orientation of the fuel pumps; redesigning the parking area in 
the southeast corner of the property; relocation of the existing detention area on the property to underground 
storage; reducing the number of fuel pumps from 16 to 10; vacating the alley to allow for improved 
landscape buffer adjacent to the residential area and providing additional employee parking; and improved 
access through pedestrian walkways and sidewalk along Ogden Avenue.  
 
With all the above analysis considered, the applicant’s proposal is consistent with the Village’s Zoning 

Ordinance. 
 
ENGINEERING/PUBLIC IMPROVEMENTS 
Based on the existing and proposed impervious area on the site, new stormwater detention is not required 
for the proposed development.  The existing detention on-site is being relocated underground allowing 
improved circulation for both pedestrians, employees and vehicles. Post Construction Best Management 
Practices are not required for this property, however, the required stormwater easements will be established 
as part of this petition. The project will meet all provisions of the Stormwater and Floodplain Ordinance. 
 
Additional public improvements include the reduction of curb-cuts onto both Ogden Avenue and Oakwood 
Avenue and the installation of sidewalk along Ogden Avenue. 
 
TRAFFIC  
A traffic and parking impact study for the proposed development was completed by the petitioner in March, 
2015 and updated in June, 2016. The primary access to the property will be through two new access points 
on Ogden Avenue with a secondary access point onto Oakwood Avenue.  All deliveries will be able to enter 
and exit the site via the two Ogden Avenue curb cuts.   
 
The proposal significantly improves traffic flow and internal circulation.  Currently, there is a two lane pay 
station that allows practically no stacking between the pay stations and Ogden Avenue.  The two lane pay 
station merges into a single lane going into the car wash.  The lack of stacking space and the immediate 
merging into a single lane of car wash traffic leads to extensive stacking on the site and towards Ogden 
Avenue.   
 
The proposal is to provide  three  pay station lanes merging into a two lane drive into the new dual lane 
prep hut bay which leads to the single lane car wash.  This layout accommodates 19 vehicles between the 
pay station and the carwash entrance.  Additionally, because the pay stations have been relocated further 
west there is space to stack 15 vehicles between the pay stations and the nearest Ogden Avenue curb cut.   
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The increased stacking, reduced curb-cuts and improvement in on-site circulation and traffic patterns will 
positively impact the traffic in the surrounding area and staff concurs with the findings of the report.  
 
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.  There have been 
no public comments received by Staff.  
 
As required by the Zoning Ordinance, the petitioner held a neighborhood meeting on June 23, 2016.  Two 
residents attended and discussed setback, screening, landscaping and lighting issues as a result. Staff made 
two recommendations to increase perimeter landscaping and enhanced screening as conditions of approval. 
A summary of the meeting is attached.    
  
FINDINGS OF FACT 
The petitioner is requesting a Planned Unit Development, Rezoning, a Special Use and an alley vacation to 
redevelop a fueling station and carwash at 1401 – 1445 Ogden Avenue.  Staff finds that the proposal meets 
the standards for granting a Planned Unit Development, Rezoning, a Special Use and an alley vacation 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 has been met. 
 

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 project is consistent with the Comprehensive Plan.  The Plan identifies this area within 
the Ogden Avenue Central - Key Focus Area. A PUD overlay shall provide the necessary tools to 
redevelop the property with multiple buildings and uses with creative and modern development to 
address the key concepts of improved circulation, access, screening, safety, and commercial 
expansion per the Comprehensive Plan.  
 

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

The proposed project meets several of the PUD overlay district provisions and objectives as found in 
Section 4.030 of the Zoning Ordinance. One of the objectives of a PUD is to provide flexible and 
creative solutions to allow change based on changing market conditions. The proposed development 
meets this as the demolition of the vacant restaurant will be consolidated with the existing car wash 
property to improve the services of the existing business while improving site design. This project 
will advance the objective to enhance the existing transportation system with an inter-connected 
hierarchy of facilities for both motorized and non-motorized travel by improving off-street parking, 
stacking, and installing a public sidewalk. This standard has been 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 proposal will result in redevelopment of an existing business while retaining and expanding the 
business in the Village of Downers Grove. The consolidation of the smaller parcels into one large 

ORD 2016-6951 Page 13 of 82



15-PLC-0008; 1401-1445 Ogden Avenue          Page 7 
August 1, 2016 

 
 

 

commercial property is a goal for Ogden Avenue corridor development in the Comprehensive Plan. 
The improved facility as discussed above shall provide numerous public benefits that would not be 
possible under the conventional zoning regulation. This standard has been 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.  

The petitioner has worked with Village staff to optimize the redevelopment potential of the site as 
envisioned by the Comprehensive Plan, including elimination of three Ogden Avenue curb cuts, 
increased additional landscaping and buffering, increased pedestrian access and safety, and more 
efficient on-site circulation. These elements of the site design protect the interests of the surrounding 
property owners, businesses, residents and the general public. Delta Sonic will work with the Village 
to establish appropriate terms and conditions in the required Village documents. This project will 
advance many goals and objective laid out in several adopted documents and the conditions below 
will ensure that those goals and objectives are advanced. This standard has been 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 current use of the subject property is an existing auto-oriented use which will remain 
unchanged and the conversion of a vacant restaurant building. The surrounding properties to the 
north, east and west are zoned B-3, General Services and Business Highway District and consist of 
a variety of commercial uses. The properties to the south are zoned R-1, Residential Detached 
House 1 and are improved with single family homes. The required building setbacks have been 
maintained with the adjacent properties. The proposed use and development is appropriate as 
compared to the surrounding zoning and uses. This standard has been met. 
 

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

The PUD overlay and the proposed project will protect the character and integrity of adjacent 
properties by requiring subsequent approvals for major changes, which will assist in maintaining 
property values.  Also, the subject property will be improved through site design modifications to 
improve current site conditions and bring the property closer to compliance and decrease non-
conformity. This project will include PUD overlay restrictions which will not negatively affect 
property values but should protect property values.  This standard has been 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 property will be redeveloped with numerous improvements, 
features and public amenities to increase the public health, safety and welfare. This standard has 
been met. 
 

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

The property is zoned B-3, General Services and Business Highway District. The auto-oriented use 
is existing and is an allowable Special Use in the B-3 district. Additionally, the proposed PUD 
overlay will enhance the suitability of the proposed use for the subject property.  The PUD overlay 
will allow multiple buildings on a single property, improved internal circulation, and attractive and 
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high quality development overall. This standard has been 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 not vacant.  The rezoning of the property for the PUD overlay will only enhance 
the subject site, provide numerous benefits to the public and allow for zoning flexibility to be 
offered in order for several property enhancements to take place.  This standard has been met. 
 

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

The property is identified within the Key Focus Areas – Ogden Avenue Central in the 
Comprehensive Plan. The proposal is to improve the facility through the enhancement of 
landscaping, pedestrian access and connectivity, elimination of three Ogden Avenue curb-cuts, 
additional stacking spaces for the carwash operation and re-configuration of on-site circulation. 
Rezoning the property for the PUD overlay will allow creative options for the applicant to 
incorporate the key concepts and objectives identified in the Comprehensive Plan for the general 
benefit of the public. This standard has been met. 
 

7. The comprehensive plan. 

The proposed PUD overlay and the proposed project are consistent with the Comprehensive Plan.  
The proposal will develop the property within the Key Focus Area – Ogden Avenue Central as 
desired in the Comprehensive Plan.  This standard has been 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 B-3, General Service and Highway Business zoning district. Under Section 
5.010 of the Zoning Ordinance, a Fueling station and Personal vehicle repair and maintenance which 
includes a carwash is listed as an allowable Special Use in the B-3 zoning district. This standard has been 
met. 

 

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

that is in the interest of public convenience and will contribute to the general welfare of the 

neighborhood or community. 

 The existing property is presently being used as a car wash, auto detailing, convenience store, gas station 
and offices. These auto-oriented uses serve the needs of the local residents and the larger region. Its location 
on Ogden Avenue is appropriate and the uses provided are in the interest of public convenience. The 
proposed improvements to the property will enhance the existing facility; improving both safety on the 
adjoining roadway system and internal traffic circulation. The proposed improvements will increase the 
stacking for the existing car wash, which will result in cars having room to stack on-site instead of on 
Ogden Avenue when the property is busy. Additionally, the removal and replacement of the gas islands 
and installation of new UFTs will provide for safer fuel storage. The larger UFTs will also result in the 
need for fewer fuel deliveries. Additionally, removing the stormwater basin and placing those facilities 
underground will open more space on site for on-site circulation and improve traffic flow by making the 
property less congested. Finally, the improvement will allow for a new service to be provided, self-service 
vacuums, as well as allow for improved cleaning of vehicles by the installation of the proposed prep hut. 
All of these improvements will contribute to the general welfare of the community. 
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 The property is identified as a property within the Key Focus Areas within the Comprehensive and the 

above mentioned project details address most key concepts that are desirable by the community for the 
improvement of the property. This standard has been met.  

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

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

in the vicinity.  

 The proposed 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 redevelop and expand an existing use with improved connectivity 
and combine a vacant/underutilized parcel to a larger commercial development which also a goal of the 
Comprehensive Plan for Ogden Avenue corridor. The improvements to the property promote safety and 
aesthetics which may help increase property values in the vicinity. This standard is met.  

 
 
Compliance with the Procedure to be followed in the Vacation of Streets, Alleys, and Public Rights-of-Way 

(Resolution #2003-58) 

The Village’s alley vacation policy asks the following questions when it comes to determining if an alley can 

be vacated.  These questions and staff’s findings are listed below: 
 

1. Is there written consent of at least two property owners who abut the proposed parcel to be vacated? 
 

 The two property owners immediately south of the alley have provided waiver letters in support 
of alley vacation. The letters are attached.   

 
2. Whether the Parcel or portion thereof, is no longer necessary for public use and whether the public 
interest will be served by such vacation request.    

 
 A part of the alley is improved currently and a five foot encroachment is proposed due to the 

parallel parking spaces proposed on the rear side of the building. As noted above, staff contacted 
the utility companies and outside public agencies to determine the extent of public interest.  Based 
on their replies, staff has determined the public interests are addressed by placing a public drainage, 
utility and access easement over the entire vacated alley. 

 
3. Whether the Parcel or portion thereof, should be vacated and whether public utility easements and any 
ingress-egress easements are to be maintained.   

 
 A public drainage, utility and utility access easement will be retained over the entire alley length 

and width.  As such, the petitioners will not be able to construct any permanent structure, other 
than a driveway or fence, within this easement. 

 
4. The amount and type of compensation, if any, to be required as a condition to the effectiveness of the 
vacation of the parcel. 

 
 Staff requires the petitioners provide the Village with compensation for the alley to be vacated.  

The petitioner has provided an appraisal report for the alley prepared by Property Valuation 
Services on July, 11, 2015. Based on the appraisal report, the value of the alley is $270,000.  As 
such, the petitioner will be required to pay the Village a total of $270,000 as compensation fort he 
alley. 
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RECOMMENDATIONS 
 

The proposed Planned Unit Development, Rezoning, Special Use and alley vacation for a fueling station 
and carwash at 1401 - 1445 Ogden Avenue 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 recommend the Village Council approve the requested Planned Unit 
Development, Rezoning, Special Use and alley vacation as requested in case 15-PLC-0008 subject to the 
following conditions: 
 

1. The Planned Unit Development, Rezoning, Special Use and alley vacation shall substantially 
conform to the staff report; engineering, architectural and landscape drawings prepared by Intech 
Consultants, Inc. dated January 28, 2015 and last revised on June 7, 2016, except as such plans may 
be modified to conform to the Village codes and ordinances. 

2. The proposed fence along the south property line should be a maximum of eight feet in height per 
the Zoning Code. The fence along the west property line should be a maximum of four feet open 
design.  

3. The applicant shall pay the Village $270,000 prior to the execution of the alley vacation. 
4. The fence along the west property line should be placed along the driveway curb and allow 

landscape materials to be planted along the streetside of the fence.  
5. The building shall be equipped with an automatic suppression system and an automatic and manual 

fire alarm system. 
6. The applicant shall maintain all sidewalks and plaza areas that are on and immediately adjacent to 

the subject property. 
7. Stormwater and utility easement shall be granted over the detention area in the parking lot. 
8. The applicant shall administratively consolidate all lots into one lot of record prior to issuing a 

building permit.   
9. The applicant shall reduce light levels to security level no later than 30 minutes after the close of 

business.  
 
  

Staff Report Approved By: 

 

___________________________ 

Stanley J. Popovich, AICP 
Director of Community Development  
 
SP; sp 
-att 
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DELTA SONIC CARWASH SYSTEMS, INC 
570 Delaware Avenue, Buffalo, NY 14202Phone (716)886-0931Fax (716) 886-1026 

 
June 6, 2016 

 
 
Department of Community Development 
Village of Downers Grove 
801 Burlington Avenue  
Downers Grove, IL 60515 
 
 
Re:  Application of Delta Sonic Car Wash Systems, Inc. 

Petition for Plan Commission  
Requested Relief: Special Use/Planned Unit Development/Variances/Lot 
Consolidation/Right-of-Way Vacation  

 Property: 1407-1415 Ogden Avenue 
 
 
Dear Sir or Madam:  
 

Enclosed please find the application materials required for our Petition for Plan 
Commission which requests the certain relief as specified herein. 

 
The Subject Property: 
 
 The subject property is the location of an existing Delta Sonic car wash, auto 
detailing, gas station, convenience store and office as shown on the survey prepared by 
Intech Consultants, Inc. (“Intech), dated October 10, 2014, and which is included with 
the site plan materials submitted herewith. As demonstrated by the survey, the Delta 
Sonic currently maintains three driveways onto Ogden Avenue, as well as an access 
through an existing alley to Oakwood Avenue The property is currently improved with 
four (4) gas islands with (16) sixteen pump stations along with eight (8) underground fuel 
tanks (“UFTs”) which hold approximately 38,000 gallons of fuel, 
 
 On or about January 16, 2014, the vacant Burger King fast food restaurant, 
located to the west of the existing Delta Sonic, at the southeast corner of Ogden Avenue 
(US Route 34) and Seeley Avenue, was purchased with the intent of incorporating that 
property into the existing Delta Sonic to improve internal traffic flow and the services 
which can be offered at the property. The Burger King property currently maintains two 
driveways to Ogden Avenue. 
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 The Proposed Project 
 
The project seeks to upgrade and improve the subject property. The proposed 

improvements include: 
 

 The demolition of the vacant Burger King fast food restaurant and the 
closure of the two existing curb cuts which service that property as 
shown on the Removal Plan (Sheet 3 of 20) of the site plan materials 
prepared by Intech, revision date April 22, 2016; 
 

 The construction of new car-wash stacking lanes, utilizing the Burger King 
property, so that the stacking for the car wash will be significantly 
improved from currently being able to stack fourteen (14) cars to the car 
wash as shown on the Existing Traffic Flow Plan (Sheet 18 of 20) to 
being able to stack thirty four (34) cars to the car wash prep hut as 
shown on Proposed Traffic Flow Plan (Sheet 19 of 20) of the enclosed 
site plan materials; 

 
 The addition of a “prep hut”  to the car wash, which will also be located on 

the Burger King property, to allow for the mechanical pre-wash of cars 
prior to entering the car wash as shown on the Geometric Plan (Sheet 4 
of 20) of the site plan materials prepared by Intech, revision dated April 
22, 2016. Specifications for the new prep hut can be found on the 
Elevations and Sections Plan (Drawing A-1.3 Rev 1 April 29, 2016) of the 
enclosed site plan materials; 

 
 The addition of eleven (11) self-service vacuum stalls facing Ogden 

Avenue as shown on the Geometric Plan (Sheet 4 of 20) of the site plan 
materials prepared by Intech, revision dated April 22, 2016, and a 
canopy over the proposed vacuums. Specifications for the new vacuum 
canopy can be found on the Vacuum Canopy Plan (Drawing A-1.2) of the 
enclosed site plan materials; 

 
  The removal of the eight (8) existing UFTs and associated piping and 

replacement of those tanks with two (2) new, state-of-the-art double-
hulled fiberglass fuel storage tanks with a leak alarm system. The new 
UFTs are a significant upgrade to the single wall fiberglass tanks which 
currently exist. In addition, reducing the number of UFTs results in less 
piping to connect the tanks and therefore a safer situation underground. 
The two new fuel tanks will hold 50,000 gallons of fuel, with one tank 
being 30,000 gallons and the other being a split 20,000 gallon tank 
(12,000 gallon and 8,000 gallon compartments). Specifications of the 
new UFTs can be found on the Gasoline Details Plans (Drawings G2.0 
and G2.1) of the enclosed site plan materials; 
 

 The removal of the existing four (4) gas islands with sixteen (16) gas 
pumps, as shown on the Removal Plan (Sheet 3 of 20) of the site plan 
materials prepared by Intech, revision dated April 22, 2016, and the 
replacement of those islands with five (5) smaller gas islands with ten 
(10) gas pumps.  The new configuration provides improved ADA access; 
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 The removal of an existing stormwater detention basin located on the 
eastern portion of the site, shown on the Removal Plan (Sheet 3 of 20) of 
the site plan materials prepared by Intech, revision dated April 22, 2016. 
The detention area will be placed underground and that area will be 
paved to improve access and internal circulation at the property; 

 
 The closure of the center curb cut on Ogden Avenue with the remaining 

two Ogden Avenue curb cuts being full ingress/egress driveways; 
 

 The provision of additional parking spaces for the convenience store; 
 

 The creation of pedestrian access throughout the site; 
 

 The closure of the northern driveway on Oakwood Avenue; 
 

 The installation of new landscaping as shown on the proposed 
Landscape Plan (Sheet 12 of 20)  of the enclosed site plan materials; 

 
 The vacation of the existing alley located behind Delta Sonic, to the 

south, which is currently paved and being utilized for access to Oakwood 
Avenue; and 

 
 The consolidation of the lots into one parcel. 

 
Site Operations 
 
Delta Sonic has been a part of the Downers Grove business community and has 
provided services to the community’s residents since 1989. 
 
The existing site is approximately 83,783 square feet in size.  With the acquisition of the 
Burger King property and the Alley, the entire site will be 119,946 square feet in size. 
This additional property will allow site operations to be significantly improved.   
 
Delta Sonic does not anticipate altering its current business operations by expanding or 
decreasing any service.  It is also anticipated that the number of customers will increase 
by approximately 10%.  The total number of employees will be 16 during a normal 
operation shift and 24 during a peak operation shift.  The hours of operation will remain 
the same:  
 

- Monday through Saturday: 7:00am – 9:00pm (all services) 
- Sunday:  8:00am – 7:00pm (car wash/detail shop) 
- Sunday:  8:00am – 8:00pm (store/gas pumps). 

 
The purpose of this renovation is to improve safety, improve on-site circulation, upgrade 
the site and to provide a better and higher level of customer service.  
 
Plan Commission Application Requests: 
Pursuant to the March 10, 2016 letter issued by the Village of Downers Grove 
Community Development Department General Comment #3, the following are the 
specific Plan Commission Application requests for the project:  
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i. A Planned Unit Development. 

 
ii. A Special Use for Personal Vehicle Repair and Maintenance (for the detail shop 

and car wash). 
 

iii. A Special Use for a Fuelling Station. 
 

   iv. A Variance to allow for detached accessory structures in the street yard. VODG 
 Section 28.6.010.A.7.a.The Geometric Plan (sheet 4 of 20) shows the setback 
 dimensions for all accessory structures. A Variance is required for the 
 proposed automated express lane island for the car wash which is 64ft from the 
 center line of Ogden Avenue. 

 
   v. A Variance to reduce the required street yard setback for a detached accessory 
 structure. VODG Section 28.6.010.A.7.b. The Geometric Plan (sheet 4 of 20) 
 shows the setback dimensions for all accessory structures. A Variance is
 required for the setback for the proposed automated express lane island for the 
 car wash which is 64ft from the center line of Ogden Avenue. 
 
vi. A Variance to reduce the required setback for the Drive-Through Stacking 
 Lane. VODG Section 28.7.130.E. The Geometric Plan (Sheet 4 of 20) shows 
 the setback dimensions for all proposed drive-through stacking lanes. Variances 
 are required for: 

- The setback of the proposed car wash drive-through stacking lane to the 
south boundary abutting residential which is 56.16 ft. 

- The setback of the proposed car wash drive-through stacking lane to the west 
boundary (Seeley Avenue R.O.W.) which is 6 ft. 

- The setback of the proposed car wash drive-through stacking lane to the 
north boundary (Ogden Avenue R.O.W.) which is 22 ft. 

- The setback of the proposed detail shop drive-through stacking lane to the 
south boundary abutting residential which is 23.23 ft. Note that this is an 
existing stacking lane on site. 
 

vii. A Variance to reduce the required setback for off-street parking spaces (for both 
 the street yard and the rear yard). VODG Section 28.7.070.The Geometric 
 Plan (Sheet 4 of 20) shows the setback dimensions for all proposed off-street 
 parking. Variances are required for: 

 
- The setback for proposed parking at the south boundary abutting residential 

which is 14.31 ft. The setback for existing parking at the south boundary 
abutting residential is 4.73 ft. 

- The setback for the existing parking at the east boundary (Oakwood Avenue 
R.O.W.) which is 2.01ft. Note that this was an existing parking lot and Delta 
Sonic is improving the existing situation by removing parking spaces to add 
landscape areas to the entrance. 

- The setback for proposed parking at the west boundary (Seeley Avenue 
R.O.W.) which is 19.54 ft. 

 
viii. A Variance to allow for off-street parking spaces along the south property  
 line. VODG Section 28.6.040.A. 
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General Comment #3 requested that a variance be requested for to reduce the number 
of required off-street parking spaces (if applicable). VODG Section 28.7.030. Based on 
the Parking Analysis submitted with this re-submission, a variance is not required.  
 
Compliance with Section 28.12.030 Zoning Map Amendments (Rezonings): 
 
 As demonstrated by the materials enclosed with this application.  Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.030 for Zoning Map Amendments as follows: 
 
Part I: Review and Approval Criteria: 
 1.  The existing use and zoning of nearby property; 
 
 Delta Sonic is an existing auto oriented use located in the Ogden Avenue 
 commercial corridor.  It consists of a car wash, convenience store, detail shop 
 and gas station.  All properties along this portion of Ogden Avenue are zoned B-3 
 (General Services and Highway Business District) and are improved with general 
 commercial uses.  The Delta Sonic facility is consistent and compatible with the 
 other Ogden Avenue properties. 
 
 Because of the various uses on the site and their interconnection, a Planned Unit 
 Development is appropriate for the Delta Sonic property. 
 
 2.  The extent to which the particular zoning restrictions affect property 
 values; 
 
 Delta Sonic is an existing facility which does not comply with the zoning 
 restrictions.  The proposed renovations to the Delta Sonic property will 
 significantly improve safety, circulation and access.  These improvements will 
 positively affect surrounding properties, thereby improving property values. 
 
 3.  The extent to which any diminution in property value is offset by an 
 increase in the public health, safety and welfare; 
 
 This Delta Sonic facility has experienced traffic and circulation issues with car 
 wash traffic stacking out onto Ogden Avenue during peak periods.  The 
 acquisition of the Burger King property and its incorporation into the Delta Sonic 
 facility will allow for the reconfiguration of the on-site circulation and for an 
 expansion of on-site stacking spaces.  These site modifications will improve the 
 public health, safety and welfare. 
 
 4.  The suitability of the subject property for the zoned purposes; 
 
 Delta Sonic is an older existing facility consisting of various auto-oriented uses.  
 Its zoning classification of B-3 is appropriate for this facility.  The designation of a 
 Planned Unit Development allows for the existing site conditions and the 
 proposed modifications thereto.  The proposed redevelopment of the Delta Sonic 
 facility is consistent with its B-3 zoning classification and the PUD designation. 
 
 5.  The length of time that the subject property has been vacant as zoned, 
 considering the context of land development in the vicinity; 
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 The Delta Sonic property is not vacant and has been developed with uses 
 permitted in the B-3 District.  The Burger King property has been underutilized 
 pending the site improvements for the Delta Sonic facility. 
 
 6.  The value to the community of the proposed use; 
 

Delta Sonic proposes to make significant improvements to its facility and 
property, including enhancement of landscaping, incorporation of pedestrian 
access, elimination of three Ogden Avenue driveways, addition of car wash 
stacking spaces, prep hut, vacuum stations, gas canopy and pumps and 
reconfiguration of on-site circulation.  These improvements will beautify the 
property, provide safer circulation throughout the site and reduce car wash traffic 
congestion of Ogden Avenue, all of which are a value to the community. 

 
 7.  The comprehensive plan; 
 
 The Village’s Comprehensive Plan envisions the Ogden Avenue Commercial 
 Corridor to provide a range of retail, service, office and business activities to 
 serve the daily needs of local residents and to provide commercial goods and 
 services to the larger region.  The auto-oriented nature of the Delta Sonic facility 
 is consistent with the suggested uses along this corridor.  The Comprehensive 
 Plan also encourages modernization of commercial properties.  One of the Key 
 Focus Areas is Ogden Avenue.  The redevelopment of the Delta Sonic property 
 incorporates several of the Key Concepts for the Central portion of Ogden 
 Avenue by providing additional buffering, pedestrian access, improved signage, 
 dumpster screening, additional Ogden Avenue and interior landscaping, and 
 reduced number of Ogden Avenue curb cuts (5 existing / 2 proposed).  The 
 redevelopment of the Delta Sonic property fulfills several objectives of the 
 Comprehensive Plan. 
 
Compliance with Section 28.12.040 Planned Unit Developments: 
 
 As demonstrated by the materials enclosed with this application. Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.040. for Planned Unit Development as follows: 
 
Part C6: Review and Approval Criteria: 

a. The zoning map amendment review and approval criteria of Section 
28.12.030 in the case of new Planned Unit Development proposals.  
 
The Delta Sonic facility is an existing car wash, auto detailing, gas station, 
convenience store and office.  Because of the variety and interconnection of the 
uses, the Village staff recommended utilizing the Planned Unit Development.  
The use of the Planned Unit Development for this existing facility is appropriate 
and satisfies of the zoning map amendment review and approval criteria as set 
forth above.   
 

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. 
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The Village’s Comprehensive Plan encourages the Village to utilize zoning as a 
tool to protect an area’s character.  The use of a Planned Unit Development for 
Delta Sonic will control and enhance the redevelopment of the property so as to 
modernize the property as envisioned by the Comprehensive Plan. 
 

c. Whether PUD development plan complies with the PUD overlay district 
provisions of Section 28.4.030. 
 

Section 28.4.030 (A): 
a. Implementation of and consistency with the comprehensive plan 

and other relevant plans and policies. 
 
The existing Delta Sonic use and its renovation are consistent with the 
Village’s Comprehensive Plan as set forth above. 
 

b. Flexibility and creativity in responding to changing social, economic 
and market conditions allowing greater public benefits than could be 
achieved using conventional zoning and development regulations. 
 
This Delta Sonic facility consists of various auto-oriented uses:  car wash, 
gas station, auto detailing, convenience store and office.  All of these 
uses are interconnected; however, they each have specific site 
requirements.  The flexibility and creativity of the Planned Unit 
Development allow the site to be developed as a coherent whole, rather 
than several individual uses which would be required under conventional 
zoning and development regulations. 
 

c. Efficient and economical provisions of public facilities and services. 
 
Since the uses are concentrated, public facilities and services are more 
efficiently and economically provided to the property. 
 

d. Variety in housing types and sizes to accommodate households of 
all ages, sizes, incomes and lifestyle choices. 
 
Even though this is a commercial development, it provides services 
necessary to the residents of the community. 
 

e. Compact, mixed-use development patterns where residential, 
commercial, civic and open spaces are located in close proximity to 
one another. 
 
Even though this is a single-user commercial development, it is adjacent 
to other corridor commercial uses and residential neighborhoods.  The 
redevelopment of the site is sensitive to the property’s location by 
incorporating landscaping, buffering, pedestrian access and reduction of 
curb cuts as encouraged by the Village’s Comprehensive Plan. 
 

f. A coordinated transportation that includes an inter-connected 
hierarchy of facilities for motorized and non-motorized travel. 
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Even though, this is a single-user commercial development, the 
expansion of Delta Sonic onto the Burger King property and the 
redevelopment of the entire site allows the number of Ogden Avenue curb 
cuts to be reduced from five to two and pedestrian connectivity to be 
incorporated into the site.     
 

g. High-quality buildings and improvements that are compatible with 
surrounding areas, as determined by their arrangement, massing, 
form, character and landscaping. 
 
Surrounding properties are developed with one and two stories buildings.  
The Delta Sonic buildings are compatible in height and massing.  The 
proposed renovation, landscape improvements, and incorporation of the 
Burger King property will improve the property so as to be compatible with 
surrounding uses and will enhance the Ogden Avenue Corridor as 
encouraged by the Comprehensive Plan.   
 

h. The protection and enhancement of open space amenities and 
natural resource features. 
 
Delta Sonic is located along the Ogden Avenue Commercial Corridor.  
This corridor developed with very few open space amenities or natural 
resource features.  The redevelopment of this site will include additional 
landscaping and buffering, thereby enhancing the site as encouraged by 
the Village’s Comprehensive Plan.   
 

i. The incorporation of sustainable development features including 
green infrastructure practices in landscapes and parking areas, to 
maximize the aesthetic and water quality benefits of best practices 
in stormwater management. 
 
Delta Sonic is an existing 27 year old facility, as part of the 
redevelopment of the site, the stormwater management system is being 
updated and BMPs, where required, will be utilized. 
 

j. Attractive, high-quality landscaping, lighting, architecture and 
signage, including the use of native landscaping that reflects the 
unique character of the village and the surrounding area. 

 
Major components of the redevelopment of the Delta Sonic property 
include additional landscaping and buffering, updated lighting and new 
signage.  The renovation of the facilities and the landscape improvements 
will enhance Ogden Avenue and the character of the Village as 
contemplated by the Comprehensive Plan. 
 

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. 
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Delta Sonic is a 27 year old facility in the Ogden Avenue Commercial Corridor.  It 
includes various interconnected uses each with its own specific requirements.  The 
Planned Unit Development allows the site to be redeveloped as a single coherent 
facility, rather than as separate uses under conventional zoning regulations.  The 
proposed redevelopment incorporates several Key Concepts as outlined in the 
Village’s Comprehensive Plan, thereby benefitting the Downers Grove community.   

 
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. 

 
Delta Sonic has worked with Village staff to optimize the redevelopment potential of 
the site as envisioned by the Comprehensive Plan, including elimination of three 
Ogden Avenue curb cuts, increased additional landscaping and buffering, increased 
pedestrian access and safety, more efficient on-site circulation and significant 
reduction of Ogden Avenue stacking.  These elements of the site design protect the 
interests of the surrounding property owners, businesses, residents and the general 
public.  Delta Sonic will work with the Village to establish appropriate terms and 
conditions in the required Village documents. 

 
Section 28.4.030 (D): Developers Statement of Intent: 
 
Delta Sonic is an existing auto-oriented facility located in the Ogden Avenue Commercial 
Corridor.  It consists of various interconnected uses including car wash, auto detailing, 
gas station, convenience store and office, each of which has its own specific 
requirements.  The Planned Unit Development allows the site to be redeveloped as a 
cohesive facility, rather than several individual uses. 
 
The main focus of Delta Sonic’s redevelopment proposal is to upgrade its facility and to 
address safety concerns.  Presently, vehicles stack onto Ogden Avenue in order to 
access the car wash.  With the acquisition and incorporation of the Burger King property 
into the Delta Sonic site, additional stacking spaces will be accommodated on-site and 
on-site circulation throughout the site will be improved, thereby increasing safety on-site 
and on Ogden Avenue 
 
The Village’s Comprehensive Plan envisions the Ogden Avenue Commercial Corridor to 
provide a range of retail, service, office and business activities to serve the daily needs 
of local residents and to provide commercial goods and services to the larger region.  
The auto-oriented nature of the Delta Sonic facility is consistent with the suggested uses 
along this corridor.  The Comprehensive Plan also encourages modernization of 
commercial properties.  Delta Sonic’s proposal incorporates all four levels of 
modernization as outlined in the Comprehensive Plan.  One of the Key Focus Areas is 
Ogden Avenue.  The redevelopment of the Delta Sonic property incorporates several of 
the Key Concepts for the Central portion of Ogden Avenue by providing additional 
buffering, pedestrian access, improved signage, dumpster screening, additional Ogden 
Avenue and interior landscaping, and reduction  in the number of Ogden Avenue curb 
cuts (5 existing / 2 proposed).  The redevelopment of the Delta Sonic property fulfills 
several objectives of the Comprehensive Plan. 
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The Comprehensive Plan also recommends that the village use zoning as a tool to 
protect an area’s character.  The application of the Planned Unit Development to the 
Delta Sonic redevelopment is consistent with this Key Concept of the Plan. 
 
Compliance with Section 28.12.050H Special Uses: 
 
 As demonstrated by the materials enclosed with this application, Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.050H for Special Uses as follows: 
 
Part H: 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 present zoning classification of the subject property is B-3 (General Services 
and Highway Business District). Pursuant to Table 5-1 of the Downers Grove 
Zoning Ordinance, the proposed uses (ie: Fueling Station/Personal Vehicle 
Repair and Maintenance) are authorized as special uses in the district.  
 

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 existing property is presently being used as a Delta Sonic car wash, auto 
detailing, convenience store, gas station and offices.  Delta Sonic is located 
along the Ogden Avenue Commercial Corridor.  These auto-oriented uses serve 
the needs of the local residents and the larger region as encouraged by the 
Comprehensive Plan.  Its location on Ogden Avenue is appropriate and the uses 
provided are in the interest of public convenience.  
 
 
The proposed improvements to the property will enhance the existing facility; 
improving both safety on the adjoining roadway system and internal traffic 
circulation. The proposed improvements will increase the stacking for the existing 
car wash, which will result in cars having room to stack on-site instead of on 
Ogden Avenue when the property is busy.  Additionally, the removal and 
replacement of the gas islands and installation of new UFTs will provide for safer 
fuel storage. The larger UFTs will also result in the need for fewer fuel deliveries.  
Additionally, removing the stormwater basin and placing those facilities 
underground will open more space on site for on-site circulation and improve 
traffic flow by making the property less congested. Finally, the improvement will 
allow for a new service to be provided, self-service vacuums, as well as allow for 
improved cleaning of vehicles by the installation of the proposed prep hut.  All of 
these improvements will contribute to the general welfare of the community. 
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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 requested uses will not be detrimental to the health, safety, or welfare of 
persons working or residing in the area.  The majority of the property is already 
being utilized by Delta Sonic and the other portion contains a vacant fast food 
restaurant with a drive-thru. As demonstrated by the application, the proposed 
project will actually result in improved safety. At the outset, the project will be 
reducing the number of driveways onto Ogden Avenue from five (5) existing 
driveways to two (2) proposed driveways. Further, the increased stacking for the 
car wash will significantly reduce the potential for cars to stack onto Ogden 
Avenue during peak car wash days.  Finally, the other improvements, including 
both the new gas islands and removal of the detention pond, will open up the site 
and improve on-site circulation. 
 
The proposed use will also not be injurious to property values or improvements in 
the vicinity.  The project is replacing a vacant Burger King fast food restaurant 
with additional stacking area and vacuums, while closing three driveways on 
Ogden Avenue.  The Burger King, when open, maintained significantly later 
hours than the Delta Sonic while also maintaining a drive-thru lane. The 
demolition of the vacant Burger King will remove the drive-thru fast food use and 
result in the site operating fewer hours than it previously did.  Further, the 
existing evergreen landscaping to the south of the Burger King property will 
buffer adjacent properties.  
 
Based on these considerations, the proposed redevelopment of the Delta Sonic 
facility will be an enhancement to the Ogden Avenue Commercial Corridor. 
 

Compliance with Section 28.12.090 Variations: 
 
 As demonstrated by the materials enclosed with this application. Delta Sonic 
submits that the project meets the approval criteria contained in Municipal Code Section 
28.12.090. for Variations as follows: 
 
Part G: Review and Approval Criteria: 
 

1. No variation may be approved unless the variation to be approved is 
consistent with the spirit and intent of this zoning ordinance and that strict 
compliance with the subject provisions would results in practical 
difficulties or particular hardships for the subject property owner.  
 
Delta Sonic is an established and existing commercial use which is constrained 
by its location.  It is proposing to renovate its facility so as to enhance and 
improve the safety, landscaping, circulation and aesthetics of the site.  The 
requested variations are necessitated by the constraints of the site.   
 

2. The consideration of whether a variation request has met the standards of 
practical difficulties or particular hardships must include all of the 
following findings from the evidence presented: 
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a. The subject property cannot yield a reasonable return if required to 
comply with the regulations that apply to it; 

b. The plight of the owners is due to unique circumstances 
c. The variation, if granted, will not alter the essential character of the 

locality. 
 
The current Delta Sonic facility does not comply with all of the regulations of the 
B-3 District.  Likewise, in order to redevelop its property and to incorporate the 
Burger King property, certain variations are required due to the constraints of the 
site.  If the variations are not granted, then the facility cannot be renovated, 
thereby decreasing its economic viability. 
 
Through its renovation plans, Delta Sonic proposes to upgrade, enhance and 
make safer its existing facility.    The proposed renovations will be a benefit to the 
community and upgrade the character of Ogden Avenue and will not alter the 
essential character of the Ogden Avenue Commercial Corridor.   
 

3. In addition, the hearing body must also take into consideration the extent 
to which the following facts, favorable to the property owner, have been 
established by the evidence presented. 

a. That the physical surroundings, shape, or topographical conditions 
of the subject property would results in a particular hardship upon 
the owner, as distinguished from a mere inconvenience, if the  strict 
letter of the regulations were carried out 

b. That the conditions leading to the need of the requested variation 
are not applicable, generally, to other properties within the same 
zoning classification 

c. That the alleged difficulty or hardship was not created by the current 
property owner 

d. That the proposed variation will not impair an adequate supply of air 
to adjacent property, or substantially diminish or impair property 
values within the neighborhood 

e. That the proposed variation will not alter the essential character of 
the area 
 

f. That the granting of this variation will not confer on the subject 
property owner any special privilege that is not available to other 
properties or structures in the same district; 

 
The Delta Sonic is an older existing facility.  Over the years, it has experienced 
circulation and vehicle stacking issues.  Through the purchase of the adjacent 
Burger King property and its proposed incorporation into the Delta Sonic facility, 
Delta Sonic anticipates that these issues will be minimized.  Delta Sonic also 
wants to upgrade and enhance its facility.  The requested variations are 
necessitated by the constraints of the site.  The proposed renovations will not 
alter the character of the Ogden Avenue corridor.  Therefore, the facts stated 
above have been established through the documents and information submitted 
with the application.   
 
 
 

ORD 2016-6951 Page 30 of 82



ORD 2016-6951 Page 31 of 82



ORD 2016-6951 Page 32 of 82



166849/1 

DELTA SONIC 
SUMMARY OF NEIGHBORHOOD MEETING 

 
1.   How notification occurred:  A letter was sent to the neighbors (letter attached). 
 When notification occurred:  The letter was sent on June 10, 2016. 
 Who was notified:  All people/entities within 250 feet (exclusive of right-of-way) of the 
 Delta Sonic property as shown on the real estate tax record were notified (list of 
 people/entities attached). 
 
2. How information about the proposal was shared with neighbors:  The letter outlined 
 Delta Sonic’s proposal with the site plan attached.  The letter also invited the neighbors to 
 an information meeting.  The information meeting was held on Thursday June 23, 2016 at 
 7:00 p.m. at the Delta Sonic training facility. 
  
3. Who was involved in the discussions:  Three representatives of Delta Sonic were present 
 at the information meeting.  Two neighbors attended the meeting (list of attendees 
 attached). 
 
4. Suggestions and concerns raised by the neighbors: 

 Mr. Defrates operates a business on Ogden Avenue.  He asked two questions: 
o Do the existing underground fuel tanks leak? 
o What is the revenue of the Downers Grove facility? 

 Ms. Wojciechowski lives on the west side of Seeley Avenue adjacent to the 
Ogden Avenue commercial corridor.  She had several questions/concerns: 

o How close to Seeley Avenue will the car wash lanes be located? 
o Will there be an increase in car wash traffic? 
o Will there be an increase in the noise level? 
o What is the lighting proposed for site? 
o What type of landscaping is proposed along Seeley Avenue? 
o Will there be access onto Seeley Avenue? 

 
5. What specific changes to the proposal were considered and/or made as a result of the 

 communications:  To address Ms. Wojciechowski’s concerns, Delta Sonic would be 

 receptive to (i) installing a taller fence along the south half of the Seeley Avenue frontage 
 and (ii) locating the landscaping on the outside of the fence.  Delta Sonic will contact the 
 Village to determine if these modifications would be acceptable to the Village. 
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LUM NO. LABEL MTG. HT. TILT

61 C1 10 0

62 C1 12 0

63 C1 12 0

64 C1 10 0

65 C1 12 0

66 C1 12 0

67 C1 10 0

68 C1 12 0

69 C1 12 0

70 C1 10 0

71 C1 12 0

72 C1 12 0

73 C1 10 0

74 C1 12 0

75 C1 12 0

76 C1 10 0

77 C1 12 0

78 C1 12 0

79 C1 10 0

80 C1 12 0

81 C1 12 0

82 C1 10 0

83 C1 12 0

84 C1 12 0

85 C1 10 0

86 C1 10 0

87 C1 10 0

88 C2 12 0

89 C2 12 0

90 C2 12 0

91 C2 12 0

92 C2 12 0

93 C2 12 0

94 C2 12 0

95 C2 12 0

96 C2 12 0

97 C2 12 0

98 C2 12 0

99 C2 12 0

100 C2 12 0

101 C2 12 0

102 D 12 0

103 D 12 0

104 D 12 0

105 D 12 0

106 D 12 0

107 D 12 0

108 F40 21 73.159

109 F40 21 73.159

110 F40 21 59.174

111 F40 21 73.159

112 F40 21 59.174

113 F40 21 59.174

114 F40 21 59.174

115 F40 21 59.174

116 W 15 0

117 W 15 0

118 W 15 0

119 W 15 0

120 W 15 0

121 W 15 0

LUMINAIRE LOCATION SUMMARY

LABEL AVG MAX MIN AVG/MIN MAX/MIN

CANOPY 59.75 79 23 2.60 3.43

CANOPY 1 41.14 58 7 5.88 8.29

CANOPY 2 44.14 63 17 2.60 3.71

EQUIPMENT ROOM 38.35 43 26 1.48 1.65

OBERHEAD CANOPY 47.57 63 25 1.90 2.52

PAVED AREA 4.87 31.7 0.0 N.A. N.A.

PREP HUT 45.62 63 22 2.07 2.86

UNDEFINED AREA 0.70 6.5 0.0 N.A. N.A.

VACUUM CANOPY 36.35 49 19 1.91 2.58

FOOTCANDLE LEVELS CALCULATED AT GRADE USING INITIAL LUMEN VALUES

SYMBOL QTY LABEL ARRANGEMENT LUMENS LLF ARR. WATTS TOTAL WATTS MANUFACTURER DESCRIPTION

1 A1 SINGLE 8800 1.000 134 134 CREE, INC. STR-LWY-2MB-AA-06-E-UL-XX-700-57K

8 A4 SINGLE 11683 1.040 134 1072 Cree Inc. STR-LWY-4M-AA-06-E-UL-XX-700

2 A4-2 2 @ 90 DEGREES 11683 1.040 268 536 Cree Inc. STR-LWY-4M-AA-06-E-UL-XX-700

1 A4-3 3 @ 90 DEGREES 11683 1.040 402 402 Cree Inc. STR-LWY-4M-AA-06-E-UL-XX-700

45 C SINGLE 13246 1.040 125.5 5647.5 Cree Lighting CPY250-A-DM-D-B-UL + XA-BXCC9002&

30 C1 SINGLE 8356 1.040 81.6 2448 Cree Lighting CPY250-A-DM-D-A-UL

14 C2 SINGLE 8356 1.040 81.6 1142.4 Cree Lighting CPY250-A-DM-D-A-UL + XA-BXCC9002&

6 D SINGLE 6593 1.040 63.1 378.6 Cree Inc WS4-63L-57K-10V-FD

8 F40 SINGLE 13160 1.040 134 1072 CREE, INC. FLD-EDG-40-AA-06-E-UL-XX-700

6 W SINGLE 5893 1.040 68 408 CREE, INC. SEC-EDG-3M-WM-04-E-UL-XX-525

LUMINAIRE SCHEDULE

LUM NO. LABEL MTG. HT. TILT

1 A1 21 0

2 A4 21 0

3 A4 21 0

4 A4 21 0

5 A4 21 0

6 A4 21 0

7 A4 21 0

8 A4 21 0

9 A4 21 0

10 A4-2 21 0

11 A4-2 21 0

12 A4-3 21 0

13 C 15.5 0

14 C 15.5 0

15 C 15.5 0

16 C 15.5 0

17 C 15.5 0

18 C 15.5 0

19 C 15.5 0

20 C 15.5 0

21 C 15.5 0

22 C 15.5 0

23 C 15.5 0

24 C 15.5 0

25 C 15.5 0

26 C 15.5 0

27 C 15.5 0

28 C 15.5 0

29 C 15.5 0

30 C 15.5 0

31 C 15.5 0

32 C 15.5 0

33 C 15.5 0

34 C 15.5 0

35 C 15.5 0

36 C 15.5 0

37 C 15.5 0

38 C 15.5 0

39 C 15.5 0

40 C 15.5 0

41 C 15.5 0

42 C 15.5 0

43 C 15.5 0

44 C 15.5 0

45 C 15.5 0

46 C 15.5 0

47 C 15.5 0

48 C 15.5 0

49 C 15.5 0

50 C 15.5 0

51 C 15.5 0

52 C 15.5 0

53 C 15.5 0

54 C 15.5 0

55 C 15.5 0

56 C 15.5 0

57 C 15.5 0

58 C1 10 0

59 C1 12 0

60 C1 12 0

LUMINAIRE LOCATION SUMMARY

43 42 42 42 44 47 47 47 48 48 48 48 47 45 51 48 45 37

32 41 45 48 47 48 50 51 53 54 54 55 56 54 55 55 55 55 57 60 59 60 59 59 59 59 55 63 63 63 64 62 62 62 59 54 65 61 58 46

43 53 57 60 60 63 64 66 65 62 69 69 68 65 68 67 68 66 59 68 70 70 69 69 68 68 63 68 67 72 72 73 74 69 62 53 66 63 62 48

45 52 49 67 65 69 75 73 71 68 35 65 72 72 74 76 76 69 60 52 74 72 76 77 78 78 73 65 78 76 77 79 79 77 65 59 60 49

49 57 44 58 65 76 77 77 77 73 69 65 67 78 78 78 77 71 67 47 66 77 77 77 77 71 66 43 70 76 76 75 75 67 69 23 46 49

48 59 62 56 36 72 75 74 73 73 73 66 71 73 72 73 71 69 70 63 57 65 71 71 72 68 67 63 56 64 66 68 69 65 64 61 49 48 41

41 53 55 61 52 64 64 63 62 62 62 59 61 56 59 62 61 60 59 58 58 52 56 57 58 56 55 55 56 55 51 52 52 52 50 47 47 45 41 31

32 40 44 47 42 44 48 47 46 47 46 46 46 41 43 42 43 42 41 42

24 29 28 30 28 19

38 46 44 45 43 27

46 56 52 54 50 32

48 58 55 57 53 34

48 58 54 56 52 34

46 55 52 56 51 35

42 51 48 52 49 33

39 46 44 46 43 29

7 7 27 32 31 32 30 23

42 46 48 47 44 43 37

56 60 61 61 57 55 44

59 62 62 63 60 57 44

55 55 54 53 51 48 36

41 37 36 35 33 30 24

27 24 24 24 22 20 17

31 38 41 42 42 42 42 39 35 26

32 39 42 43 43 43 43 41 36 27

39 36 38 40 41 43 43 41 40 41

51 49 53 54 56 59 60 55 53 56

53 51 54 56 59 62 61 57 56 58

53 51 54 57 60 63 61 58 56 55

44 42 46 48 49 51 50 47 45 44

25 28 31 32 33 33 31 31 31 30

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

3.2 2.8 2.9 1.7 1.2 0.8 0.5 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0

2.4 2.1 2.2 3.0 3.9 3.7 4.1 5.5 5.1 4.9 3.8 4.1 3.1 3.3 1.8 1.4 1.4 1.5 2.5 3.4 3.3 2.2 1.3 0.9 0.9 1.2 2.0 2.7 2.3 1.4 0.8 0.5 0.6 1.0 2.0 3.6 4.0 4.5 3.7 4.2 3.4 3.7 2.3 1.8 1.3 0.8 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.0 0.0 0.0

2.8 2.7 3.2 4.1 4.5 5.2 5.6 6.2 7.0 6.7 5.7 5.5 5.0 4.3 2.9 2.4 2.3 1.5 2.6 3.1 3.3 2.4 1.3 0.9 1.0 1.7 2.9 3.5 3.1 2.1 1.0 0.6 0.5 1.6 4.5 7.1 8.3 6.6 5.1 4.8 4.6 4.0 3.0 2.7 2.2 1.3 0.1 0.2 0.2 0.4 0.5 0.7 0.8 0.8 0.8 0.6 0.5 0.3 0.2 0.1 0.1 0.0 0.0

4.1 3.6 3.2 3.5 4.1 4.5 3.6 5.0 5.4 5.3 6.6 8.4 8.2 8.0 8.5 7.5 6.7 6.3 5.7 0.3 0.8 1.5 2.5 2.5 3.1 1.9 1.0 0.5 5.9 4.6 5.0 4.3 3.8 4.0 3.9 2.3 0.2 0.2 0.3 0.5 1.0 1.7 2.9 2.9 2.3 1.5 0.9 0.5 0.2 0.1 0.1 0.0 0.0

4.5 4.5 3.9 3.8 4.5 7.6 18.8 19.6 20.5 20.4 20.9 23.6 24.3 21.6 7.1 4.6 4.4 4.6 4.9 5.8 6.3 3.9 0.2 0.2 0.3 0.6 1.3 2.7 3.2 3.3 3.8 2.3 1.4 0.6 0.2 0.1 0.1 0.0 0.0

5.7 6.4 5.8 4.9 6.7 18.5 8.9 6.1 5.0 4.9 5.3 6.7 8.0 5.6 3.9 3.3 1.8 0.6 0.2 0.1 0.0 0.0 0.0

5.7 6.9 8.2 7.4 6.4 8.4 19.7 10.5 8.6 7.0 5.8 5.6 6.4 7.2 4.1 3.3 3.1 1.9 0.5 0.1 0.0 0.0 0.0 0.0

4.1 6.3 7.9 6.7 6.3 8.1 9.0 8.6 9.5 7.9 6.2 6.0 6.9 7.6 4.6 2.9 3.4 1.9 0.4 0.1 0.0 0.0 0.0 0.0

3.9 5.9 6.8 7.4 7.8 11.6 25.5 2.5 3.6 5.8 7.6 7.2 5.2 3.2 9.6 12.0 14.8 15.4 13.3 10.2 10.2 8.0 6.7 6.0 7.4 9.1 6.1 2.7 2.6 1.4 0.4 0.1 0.0 0.0 0.0 0.0

4.1 6.4 6.7 7.8 6.6 12.5 31.7 3.5 4.3 7.6 11.5 11.0 6.5 4.4 13.1 9.7 10.8 11.6 13.3 10.3 11.2 8.1 6.7 5.8 6.9 8.0 5.0 1.6 1.5 0.9 0.3 0.1 0.0 0.0 0.0 0.0

5.2 8.3 8.4 8.3 8.0 8.9 9.8 9.8 8.4 7.7 7.6 4.7 7.6 7.8 7.8 7.9 8.0 4.9 7.8 7.4 5.7 4.1 5.2 5.8 6.8 10.2 17.7 16.2 9.9 7.9 8.2 8.6 9.1 10.3 14.6 21.6 16.9 12.7 13.6 16.3 15.5 12.8 11.3 9.6 6.2 5.1 5.9 7.2 5.3 1.1 1.1 0.7 0.2 0.1 0.0 0.0 0.0 0.0

6.5 9.5 9.8 9.7 7.7 8.3 6.2 5.5 3.8 3.0 2.7 2.2 2.3 2.8 2.8 2.7 2.7 2.3 2.5 3.6 5.0 8.5 12.6 14.8 16.3 17.8 22.1 22.0 19.2 19.7 20.1 21.3 21.7 22.2 24.3 27.0 26.4 26.3 27.5 30.2 29.2 22.6 13.9 9.9 7.0 5.4 5.1 5.2 2.9 0.1 0.1 0.0 0.0 0.0 0.0

5.7 8.4 9.2 8.2 7.8 8.7 7.9 4.9 3.2 2.4 2.1 2.2 2.2 2.3 2.4 2.5 2.3 2.5 2.8 4.0 8.4 17.0 12.1 9.6 6.8 5.3 4.0 1.9 0.0 0.0 0.0 0.0 0.0 0.0

4.5 7.4 7.4 7.5 7.7 7.9 8.2 5.4 3.3 2.6 2.4 3.2 3.4 3.1 3.5 3.6 3.8 4.4 5.0 7.1 12.4 22.1 18.4 12.2 9.0 8.2 7.0 2.6 0.0 0.0 0.0 0.0 0.0 0.0

4.8 7.0 6.8 5.8 5.8 6.5 7.1 5.7 3.7 3.1 3.5 4.5 5.0 5.0 5.4 6.0 7.4 7.4 8.8 14.4 20.3 17.8 13.0 11.1 10.6 12.4 15.3 6.3 0.0 0.0 0.0 0.0 0.0 0.0

6.6 6.8 5.6 5.4 5.7 6.5 5.4 4.3 3.9 4.4 5.3 5.8 6.0 6.1 7.3 8.3 8.0 9.0 13.3 16.2 9.7 6.5 7.1 10.0 12.4 14.3 0.0 0.0 0.0 0.0 0.0 0.0

4.7 4.4 4.0 4.0 5.9 3.9 3.9 3.2 3.7 5.1 5.8 6.5 5.6 7.0 6.5 7.3 6.6 7.4 7.7 11.9 18.1 21.1 20.1 21.0 21.1 20.8 18.3 18.3 18.7 18.5 17.5 16.3 16.1 16.1 15.8 14.9 13.8 12.9 11.4 8.1 5.1 3.6 4.9 7.7 8.8 7.3 2.3 0.0 0.0 0.0 0.0 0.0 0.0

5.8 5.8 4.3 3.5 4.4 6.0 7.0 7.0 7.3 7.5 7.5 7.1 6.8 6.8 6.8 6.7 6.3 6.1 6.0 5.9 5.6 5.3 4.8 4.4 3.5 2.6 2.3 3.3 5.2 5.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

5.5 5.4 4.3 2.7 2.0 2.8 2.8 2.6 1.5 2.0 2.9 3.8 3.4 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

22 28 30 32 34 36 36 35 32 30

32 41 43 48 51 53 55 53 47 45

36 47 48 55 57 61 62 62 54 52

36 47 49 54 58 60 63 61 55 52

33 45 47 53 55 58 60 58 53 50

24 31 34 39 41 43 44 43 39 35

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.1 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.3 0.4 0.4 0.3 0.5 0.4 0.4 0.3 0.3 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.4 0.5 0.1 0.5 0.4 0.3 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.4 0.5 0.6 0.7 0.4 0.8 0.7 0.6 0.5 0.4 0.3 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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2 BAY

PREP HUT OVERHEAD

CANOPY

NOTE:

- FOOTCANDLE LEVELS CALCULATED AT GRADE USING INITIAL LUMEN VALUES

- POLE MOUNTED FIXTURES ARE MOUNTED ON A 20FT POLE ATOP A 1 FT HIGH CONCRETE BASE.

5630 Bridgetown Rd, Ste 2 Cincinnati, OH  45248 513-574-9500

www.redleonard.com

rla
PERSONS USING THIS PROGRAM ARE ADVISED
THAT THIS PROGRAM MAY CONTAIN ERRORS
WHICH RED LEONARD ASSOCIATES, INC. OR ITS
SOFTWARE PROVIDER HAVE NOT OBSERVED.  IN
ADDITION, THE USE OF THIS PROGRAM TO AID IN
LAYOUT OF LIGHTING AND ESTIMATING MATERIAL
QUANTITIES IS NOT INTENDED TO REMOVE THE
RESPONSIBILITY OF THE USER TO VERIFY THE
COMPLETENESS OF ANY BILL OF MATERIAL AND
THAT THE LAYOUT OR USE OF LUMINAIRES IS IN
FULL ACCORDANCE WITH ALL LOCAL, STATE, OR
FEDERAL STATUTES, REGULATIONS OR OTHER
REQUIREMENTS, OR THE REQUIREMENTS OF ANY
INSURANCE GROUP, ORGANIZATION OR CARRIER
REGARDING LUMINAIRES AND THEIR APPLICATION.

FOR INFORMATIONAL AND ILLUSTRATION PURPOSES ONLY.  ALL PRODUCT,
SERVICE AND CORPORATE NAMES ARE THE PROPERTY OF THEIR RESPECTIVE
OWNERS.  PRODUCT SPECIFICATIONS AND QUANTITIES MAY VARY.
THESE DOCUMENTS ARE THE PROPERTY OF RED LEONARD ASSOCIATES, INC.
ANY USE OF THESE DOCUMENTS WITHOUT THE WRITTEN CONSENT OF JAYME
J. LEONARD OF RED LEONARD ASSOCIATES, INC. IS STRICTLY PROHIBITED.

ILLUMINATION RESULTS SHOWN ON THIS LIGHTING APPLICATION ARE BASED
ON PROJECT PARAMETERS PROVIDED BY THE MANUFACTURER LISTED, USED
IN CONJUNCTION WITH LUMINAIRE TEST PROCEDURES CONDUCTED UNDER
LABORATORY CONDITIONS.  ACTUAL PROJECT CONDITIONS DIFFERING FROM
THESE PARAMETERS MAY AFFECT FIELD RESULTS.  THE CUSTOMER IS
RESPONSIBLE FOR VERIFYING COMPLIANCE WITH ANY APPLICABLE
ELECTRICAL, LIGHTING, OR ENERGY CODE.

SCALE:

D 1/22/15

TAS
LAYOUT BY:

DWG SIZE: DATE:

PROJECT NAME:

DRAWING NUMBER:

RL-2553-S1-R2

REV. BY DATE DESCRIPTION

R1

R2

.

.

TAS

TAS

.

.

11/13/15

4/22/16

.

.

UPDATED SITE PLAN AND REVISED FIXTURE LOCATIONS

UPDATED SITE PLAN 

.

.

DELTA SONIC
DOWNERS GROVE, IL

1" = 30'
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PLAN NOTES:

1. THIS PLAN IS FOR REFERENCE ONLY. CONTRACTOR TO VERIFY ALL INFORMATION
AND COORDINATE ALL DEMOLITION WITH CONSTRUCTION ACTIVITES.

2. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES, SUCH AS WATER MAINS,
SEWERS, GAS LINES, ELECTRIC LINES, TELEPHONE LINES, ETC. AS SHOWN ON THE
PLANS HAVE BEEN DETERMINED FROM THE BEST AVAILABLE INFORMATION AND IS
GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR. HOWEVER, THE ENGINEER
AND OWNER DO NOT ASSUME RESPONSIBILITY FOR THE ACCURACY OF THE
LOCATIONS SHOWN. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO
CONTACT ALL UTILITY COMPANIES AND THEIR FACILITIES SHALL BE LOCATED
PRIOR TO ANY WORK.

3. ALL DEMOLITION TO BE COORDINATED WITH THE VILLAGE OF DOWNERS GROVE
AND SHALL BE IN ACCORDANCE WITH THE VILLAGE REQUIREMENTS.

4. EXISTING BUILDING SANITARY SEWER SERVICE @ 1445 OGDEN AVENUE MUST BE
DISCONNECTED FROM THE PUBLIC SEWER MAIN PRIOR TO THE DEMOLITION OF
THE BUILDING. CONTRACTOR TO SUBMIT SEWER PERMIT APPLICATION FOR
DISCONNECTION.
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PLAN NOTES:

1. ALL DIMENSIONS ARE TO THE BACK OF CURB OR BUILDING FOUNDATION UNLESS OTHERWISE NOTED.
2. ALL PROPOSED CURB IS B-6.12 CURB AND GUTTER UNLESS OTHERWISE NOTED. PROVIDE DEPRESSED

CURB AND HANDICAP RAMP (WHERE REQUIRED) AT ALL SIDEWALK CROSSINGS. ALL WALKS, PRIOR TO
ENTERING THE CROSSWALKS, ARE TO HAVE DETECTABLE WARNING STRIP (24" WIDE) INSTALLED.

3. ALL PARKING LOT STRIPING SHALL BE 4" WIDE WHITE PAINT UNLESS OTHERWISE NOTED. ALL HANDICAP
PARKING STALLS SHALL BE 4" WIDE YELLOW PAINT.

4. ALL PERPENDICULAR PARKING STALLS ARE 9' WIDE (FACE OF CURB TO FACE OF CURB) BY 18.0' DEEP
(BACK OF CURB TO END OF STRIPING) EXCLUDING HANDICAP STALLS. ALL PARALLEL STALLS ARE 7.0'
WIDE (STRIPING TO FACE OF CURB) BY 24' LONG (STRIPING TO FACE OF CURB) FOR END STALLS AND 21'
(STRIPING TO STRIPING) FOR ALL MIDDLE PARALLEL STALLS.

5. FOR ALL SIGNAGE INFORMATION, PLEASE REFER TO THE APPROVED SIGN PACKAGE PREPARED BY
OTHERS.

6. FOR ALL LIGHTING INFORMATION PLEASE REFER TO THE APPROVED PHOTOMETRIC PLAN PREPARED BY
OTHERS. ALL LIGHT LOCATIONS SHALL BE COORDINATED WITH THE UNDERGROUND DETENTION
SYSTEM, THE FINAL ENGINEERING PLANS AND THE APPROVED PHOTOMETRICS PRIOR TO INSTALLATION.

7. ALL TRAFFIC SIGNS SHALL BE INSTALLED 7' HIGH MEASURED FROM THE GROUND ELEVATION TO THE
BOTTOM OF THE SIGN.

8. ALL DIRECTIONAL ARROWS SHALL BE PAINTED IN WHITE PAINT.
9. PROVIDE SOLID STRIPED EDGES (NO HATCHING) FOR ALL SIDEWALKS THAT CROSS ENTRANCES ALONG

OGDEN AVENUE.
10. PROVIDE REVERSE PITCH CURB & GUTTER AS NECESSARY.
11. PEDESTRIAN WALK THRU SITE SHALL BE STAMPED CONCRETE. COLOR: BRICK RED (OR SIMILAR)

PATTERN: NEW BRICK-HERRINGBONE WITH BUILT IN BORDER (OR SIMILAR) WITH RELEASE. PAVEMENT
SECTION TO MATCH PROPOSED SIDEWALK SECTION FOR DRIVEWAY CROSSINGS.
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PLAN NOTES:

1. QUANTITIES SHOWN HEREON ON ARE FOR INFORMATIONAL PURPOSES ONLY. THE CONTRACTOR IS TO
VERIFY ALL QUANTITIES RELATED TO CONSTRUCTION.

2. ALL RIMS AND INVERTS ARE TO BE FIELD VERIFIED PRIOR TO THE START OF CONSTRUCTION.  IF ANY
DISCREPANCIES APPEAR, THE ENGINEER IS TO BE NOTIFIED IMMEDIATELY.

3. ALL SEWER AND WATER CROSSINGS ARE TO CONFORM TO EPA REGULATIONS FOR PROPER
SEPARATION. FOR WATERMAIN BENEATH STORM SEWER CROSSINGS, CONTRACTOR TO PROVIDE
MINIMUM 18" SEPARATION AND O-RINGED GASKETED PIPE STORM SEWER BETWEEN ADJACENT
MANHOLES. IN WATERMAIN CROSSINGS BENEATH SANITARY SEWER, THE CONTRACTOR TO PROVIDE
MINIMUM 18" SEPARATION AND BOTH PIPES SHALL BE WATERMAIN QUALITY PIPE. IF THE LINES (STORM
OR SANITARY AND WATER) CANNOT MEET THE HORIZONTAL OR VERTICAL SEPARATIONS, THEN BOTH
THE SEWER AND WATER LINES SHALL BE WATERMAIN QUALITY PIPE. THE SEWER SHALL BE PRESSURE
TESTED TO THE MAXIMUM EXPECTED SURCHARGE HEAD BEFORE BACKFILLING. SEE DETAIL #23 WATER
AND SEWER SEPARATION REQUIREMENTS.

4. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES, SUCH AS WATER MAINS, SEWERS, GAS LINES,
ELECTRIC LINES, TELEPHONE LINES, ETC. AS SHOWN ON THE PLANS HAVE BEEN DETERMINED FROM THE
BEST AVAILABLE INFORMATION AND IS GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR.  HOWEVER,
THE ENGINEER AND OWNER DO NOT ASSUME RESPONSIBILITY FOR THE ACCURACY OF THE LOCATIONS
SHOWN.  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO CONTACT ALL UTILITY COMPANIES AND
THEIR FACILITIES SHALL BE LOCATED PRIOR TO ANY WORK.

5. PRIOR TO THE START OF CONSTRUCTION, THE CONTRACTOR SHALL EXPOSE ANY UTILITIES OR OTHER
OBSTRUCTIONS TO BE CROSSED BY THE PROPOSED SEWER, AND SHALL NOTIFY THE ENGINEER
IMMEDIATELY IF THERE ARE ANY CONFLICTS WITH THE PROPOSED SEWER GRADE.

6. STORM INFORMATION FOR STRUCTURES D1-D5 WILL BE DETAILED ON THE CONSTRUCTION DOCUMENTS
PREPARED FOR THE UNDERGROUND DETENTION SYSTEM AND WILL BE AVAILABLE UNDER SEPARATE
COVER.

7. FOR ALL LIGHTING INFORMATION PLEASE REFER TO THE APPROVED PHOTOMETRIC PLAN PREPARED BY
OTHERS. ALL LIGHT LOCATIONS SHALL BE COORDINATED WITH THE UNDERGROUND DETENTION SYSTEM,
THE FINAL ENGINEERING PLANS AND THE APPROVED PHOTOMETRICS PRIOR TO INSTALLATION.

DETENTION SUMMARY

TOTAL VOLUME REQUIRED = 0.64 AC-FT
VOLUME PROVIDED STORMTRAP = 0.58 AC-FT
VOL. PROVIDED ELLIPTICAL PIPE = 0.12 AC-FT
TOTAL VOLUME PROVIDED = 0.70 AC-FT
HWL = 742.00
RESTRICTOR PROVIDED = 2" DIP @

SANITARY SEWER NOTES:

ALL SANITARY STRUCTURES SHALL COMPLY WITH THE SANITARY DISTRICTS
STANDARDS FOR MANHOLE CONSTRUCTION AS FOLLOWS:

1. THE STRUCTURES SHALL HAVE WATER TIGHT, RUBBER PIPE SEALS.

2. THE STRUCTURES SHALL HAVE THE APPROPRIATE FRAME & COVER.

3. FRAMES AND ADJUSTING RINGS SHALL BE SEALED WITH MASTIC GASKET
AND EXTERNAL CHIMNEY SEALS.

4. ADJUSTING RINGS SHALL NOT EXCEED 8" IN HEIGHT.

5. THE STRUCTURES SHALL PASS THE REQUIRED MANHOLE VACUUM TEST.
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PLAN NOTES:

1. EXISTING GRADES AND IMPROVEMENTS ARE SHOWN FROM THE BEST INFORMATION AVAILABLE AND
MUST BE VERIFIED IN THE FIELD BY THE CONTRACTOR PRIOR TO THE START OF CONSTRUCTION.
ANY DISCREPANCY WITH THE PLAN SHALL BE IMMEDIATELY REPORTED TO THE ENGINEER.

2. ALL GRADES ARE FINISHED GRADE ELEVATIONS.

3. REVERSE PITCH CURB & GUTTER AS NECESSARY TO PROVIDE PROPER DRAINAGE. FOR FURTHER
INFORMATION REGARDING REVERSE PITCH GUTTER, PLEASE REFER TO "CONCRETE CURB AND
GUTTER DETAIL".

4. QUANTITIES SHOWN HEREON ON ARE FOR INFORMATIONAL PURPOSES ONLY. THE CONTRACTOR IS
TO VERIFY ALL QUANTITIES RELATED TO CONSTRUCTION.

5. ALL RIMS AND INVERTS ARE TO BE FIELD VERIFIED PRIOR TO THE START OF CONSTRUCTION.  IF ANY
DISCREPANCIES APPEAR, THE ENGINEER IS TO BE NOTIFIED IMMEDIATELY.

6. ALL SEWER AND WATER CROSSINGS ARE TO CONFORM TO EPA REGULATIONS FOR PROPER
SEPARATION.

7. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES, SUCH AS WATER MAINS, SEWERS, GAS
LINES, ELECTRIC LINES, TELEPHONE LINES, ETC. AS SHOWN ON THE PLANS HAVE BEEN DETERMINED
FROM THE BEST AVAILABLE INFORMATION AND IS GIVEN FOR THE CONVENIENCE OF THE
CONTRACTOR.  HOWEVER, THE ENGINEER AND OWNER DO NOT ASSUME RESPONSIBILITY FOR THE
ACCURACY OF THE LOCATIONS SHOWN.  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO
CONTACT ALL UTILITY COMPANIES AND THEIR FACILITIES SHALL BE LOCATED PRIOR TO ANY WORK.

8. PRIOR TO THE START OF CONSTRUCTION, THE CONTRACTOR SHALL EXPOSE ANY UTILITIES OR
OTHER OBSTRUCTIONS TO BE CROSSED BY THE PROPOSED SEWER, AND SHALL NOTIFY THE
ENGINEER IMMEDIATELY IF THERE ARE ANY CONFLICTS WITH THE PROPOSED SEWER GRADE.

9. ALL FACILITIES FOR THIS DEVELOPMENT SHALL CONFORM TO THE ILLINOIS ACCESSABILITY CODE.
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NOTES:

1. THIS LANDSCAPE PLAN HAS BEEN PROVIDED TO INTECH CONSULTANTS AND HAS BEEN
INCLUDED IN THE ENGINEERING PLANS FOR REFERENCE ONLY.  PLEASE CONSULT
WITH BENDERSON DEVELOPMENT COMPANY DIRECTLY WITH ANY QUESTIONS. IF ANY
MODIFICATIONS ARE MADE INTECH CONSULTANTS SHOULD BE NOTIFIED IMMEDIATELY.

2. LANDSCAPE TO BE IN ACCORDANCE WITH VODG SECTION 28.8.020
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STACKING COUNTS

PAYBOOTH: 5

INBOUND WASH: 9

OUTBOUND WASH: 5

INTERIOR CLEAN: 7
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STACKING COUNTS

PAYBOOTH: 15

INBOUND WASH: 19

OUTBOUND WASH: 5

INTERIOR CLEAN: 7

GAS PUMPS 10
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PLAN COMMISSION  AUGUST 1, 2016

FILE 15-PLC-0008 (continued from July 11, 2016):  A petition seeking approval of a Planned 
Unit Development, a Rezoning from B-3, General Services and Highway Business to B-3/PUD, 
Special Use and Right-of-Way Vacation of the Alley to redevelop a fueling station and car-wash. 
The property is currently zoned B-3, General Services and Highway Business. The property is 
located on Ogden Avenue between Seeley and Oakwood Avenue, commonly known as 1401-1445 
Ogden Avenue, Downers Grove, IL (PINs 09-06-405-001, -007, -008, -009, -010, -026). Michael 
Green, Petitioner and Delta Sonic Car Wash Systems, Inc., Owner. 

Village Planner Ms. Leitschuh, walked through the petitioner’s request, which consisted of four 
items:  a request for a PUD, zoning map amendment, the special use request and the right-of-way 
vacation.  The site consisted of the former vacant Burger King property (to be demolished) and the 
current Delta Sonic site.   Staff had been working on this project for over a year.  Staff reviewed the 
site on the overhead, noting the 20 ft. alley which the petitioner was asking to be vacated.  
Ms. Leitschuh referenced the plat of survey, stacking plan, and the various lots that would have to 
be consolidated into one lot.  

Current conditions of the site were reviewed.  She walked through the car wash process, explaining 
the lane set up, pointed out the existing detention basin, and reviewed the new site plan.  The new 
site plan reflected a reduction from 16 fuel pumps down to 10 with a new canopy, adding a new 
lane for stacking purposes, new vacuum stalls, and a pre-wash bay to allow for two vehicles.  A 
total of 52 parking spaces would be on-site.  Plans for pedestrian connectivity and landscaping were 
pointed out.  New, larger underground fuel tanks would be installed which Ms. Leitschuh believed 
would reduce delivery truck traffic.  On-site traffic orientation was also reviewed.  

Building elevations were reviewed by staff and the plat of vacation was also referenced.   
Ms. Leitschuh described how the proposal met the requirements of the village’s Comprehensive 
Plan and its respective corridor.  Bulk standards for the site were also referenced, noting all 
requirements were met except for one setback and the stacking requirement.   Ms. Leitschuh pointed 
out that fuel stations are required to have two stacking spaces per pump, and the proposal had one, 
which she felt was an improvement to what currently existed.  Also, the petitioner was required to 
have 8 stacking spaces for the detail shop, but currently 7 existed.  Lastly, the applicant was seeking 
a 6-foot setback for the drive-through stacking lanes where a 25-ft. setback was required.  Staff, 
however, supported the six-foot setback being proposed because B-3 to B-3 zoning existed between 
the two properties and B-3 zoning also existed across the street.  Additionally, the purpose of the 
second lane being requested was to reduce the on-site congestion and to make the site work.  

Addressing the request for the vacation of the alley, currently the parking requirement was a 20-ft. 
setback and the petitioner was at 14.3 feet.  Staff did send letters to the utility companies asking 
them to maintain a regular public utility access easement across the area.  

Continuing, staff spoke about the benefits of the proposal as it related to the planned unit develop-
ment, zoning amendment, and the special use.  Specifically, there would be increased safety due to 
better circulation, pedestrian connectivity, and operations restrictions to the site.  There was a 
reduction in the curb cuts, improved landscaping, and relocation of the detention.  Unifying features 
would carry across the building.  Ms. Leitschuh emphasized how the petitioner had been .working 
with staff over a year to address staff’s concerns.  As far as the zoning map amendment, 
Ms. Leitschuh stated this was part of the next step within the planned unit development process and 
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she found all criteria was met.  The special use criteria for the fuel stations/car wash was also 
reviewed and staff believed the criteria was met.  

It was reported that the petitioner held a neighborhood meeting with appropriate notices going out 
to residents within 250 feet of the property.  Two individuals attended the meeting and expressed 
concerns of setbacks, landscaping, and shielding of residents’ properties.   Overall, staff supported 
the proposal with the caveat that the right-of-way vacation language be finalized with the neighbor 
(off of Sealy Ave.) and asked the Plan Commission to forward a positive recommendation to 
Village Council with the condition that 1) prior to Village Council the applicant secure, in writing, 
the consent of both the 4341 Sealy and 4340 Oakwood owners to vacate the adjacent alley, and, 
2) the public drainage, utility and access easement is to be retained as noted on the plat of vacation.

Per commissioner questions, staff confirmed there would be an 8-foot privacy fence along the 
southern property line and the proposed foot candle lighting requirement was 0.1.

On behalf of Delta Sonic, Ms. Kathleen West, with Dommermuth, Cobine, West, et al., 111 E. 
Jefferson Ave., Naperville, and James Boglioli, in-house counsel and planning director for Delta 
Sonic were present.  Addressing the fence question, Mr. Boglioli indicated he was working with the 
neighbors to the west on Sealy and there would be a fence next to the drive aisle along with 
landscaping on the neighbor’s side.  Next, a six-foot fence would be installed for the first 100 feet 
so a drive aisle could not be seen, and then the fence would drop to four fence for the remainder of 
the length, as it approached the corner.  He would modify the plans according.  

Mr. Boglioli identified three 21-ft. light poles on the site and stated they currently met code at the 
property line and would include new lighting with downward shielding with true box fixtures, 
which would not reflect back onto the neighbors’ property.   

Additional questions directed to the petitioner included:  what was the current fencing along the 
south property line, to which Mr. Boglioli stated was a staggering of two six-ft. fences –not joined,  
and they would be replaced with one continuous eight-foot stockade fence.  Asked how much 
additional depth the petitioner was picking up near the garbage area, Mr. Boglioli stated 20 feet was 
picked up and the area would be more organized now.  Dialog followed that employee parking 
would now exist where the vacation of the alley was taking place.  When asked if the current 
landscaping would remain on the Sealy side, Mr. Boglioli explained that he spoke to the one 
neighbor and they had agreed that Delta Sonic would give them a 160-ft. easement, 20-feet wide 
over the landscaped area since that neighbor planted the landscaping and wanted to maintain it, 
subject to the easements Delta Sonic needed to get for the alley vacation.  The fence would be 
against Delta Sonic’s curb line.  Illumination for the back alley area would include a couple of 21-
foot light poles with downward cut-off lenses, along with security lighting and surveillance.

Mr. Michael Yount, environmental compliance officer, Buffalo, New York, explained where the 
delivery trucks would deliver fuel during their night deliveries.  Ms. Hogstrom asked about the 
future underground retention pond and whether it would be comparable to the current retention 
pond.

Ms. Lauren Gardner, Intech Consultants, Inc., 1989 University Lane, Lisle explained the current 48-
inch pipe along the rear of the building would remain and be connected to the new underground 
system that would replace the existing small pond and the pond west of the detail shop.  It will be a 

2
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larger storage site than what is currently being provided on-site.  Ms. Gardner confirmed no 
retaining wall would be necessary at the west end of the property due to the grading being leveled.

Chairman Rickard opened up the meeting to public comment.

Mr. Scott Richards, 1130 Warren, Downers Grove, asked staff if the existing parking and sidewalk 
along Ogden were being changed, wherein Ms. Leitschuh confirmed they were not.

Ms. Julie Wojechowski, 4340 Sealy Avenue, wanted to confirm that the petitioner was moving the 
fence five feet from the sidewalk and that it was correctly depicted on the petitioner’s plans.  She 
also wanted to confirm with the petitioner that landscaping would be planted.  She asked where the 
garbage was located, when it would be picked up, and the latest hour the business would be open.

Hearing no further public comment, the chairman closed the public hearing.

Mr. Boglioli returned and stated that with regard to the resident’s concern about the landscaping and 
fence, the six-foot fence would be placed up against the curb for the first 100 feet heading towards 
Ogden Avenue and four-feet high for the remainder.  All landscaping would be placed on the 
residential side of the fence which was what the resident wanted.  No changes for the current hours 
of operation were being planned.  As far as trash removal, Ms. Kathleen West returned and stated 
that trash removal usually occurred at 8:00 a.m. three times per week.

Mr. Boglioli closed by emphasizing to the commissioners that his client purchased the Burger King 
property to improve the site.  The business was not generating any additional business with the 
changes and the petitioner was making the site better, safer, and more efficient and also decreasing 
the intensity of the site, given a restaurant would generate more traffic.  

Chairman Rickard invited commissioner input.  Mr. Cozzo pointed out that three conditions under 
the zoning ordinance were not being met:  the south setback from 20 feet to 14.3 feet; the stacking 
requirement of two spaces and only one being provided per pumping station; and the 8 stacking 
spaces needed for the detail shop, where currently there were 7 spaces.  However, he also pointed 
out the positives of the proposal and supported the proposal.  Lastly, he stated that the approval 
criteria for the zoning map amendment, the special use and request for vacation were met, in 
general.  The chairman concurred.  

A question was directed to staff on whether staff had any concerns about the western fence being 
six feet high, as opposed to a four-foot high fence, as requested by the neighbor.  Ms. Leitschuh 
indicated the only concern was visibility when driving on Sealy north and then when hit Ogden, but 
she now believed the proposal was a good compromise.  

WITH RESPECT TO FILE 15-PLC-0008, MR. COZZO MADE A MOTION THAT THE 
PLAN COMMISSION FORWARD A POSITIVE RECOMMENDATION TO THE 
VILLAGE COUNCIL SUBJECT TO THE FOLLOWING CONDITIONS:  

1. THE PLANNED UNIT DEVELOPMENT, REZONING, SPECIAL USE AND ALLEY 
VACATION SHALL SUBSTANTIALLY CONFORM TO THE STAFF REPORT; 
ENGINEERING, ARCHITECTURAL AND LANDSCAPE DRAWINGS PREPARED 
BY INTECH CONSULTANTS, INC. DATED JANUARY 28, 2015 AND LAST 

3
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REVISED ON JUNE 7, 2016, EXCEPT AS SUCH PLANS MAY BE MODIFIED TO 
CONFORM TO THE VILLAGE CODES AND ORDINANCES. 

2. THE PROPOSED FENCE ALONG THE FIRST 100 FEET OF THE SOUTH 
PROPERTY LINE SHOULD BE A MAXIMUM OF SIX FEET IN HEIGHT PER 
THE ZONING CODE. THE FENCE ALONG THE WEST PROPERTY LINE 
SHOULD BE A MAXIMUM OF FOUR FEET OPEN DESIGN. 

3. THE APPLICANT SHALL PAY THE VILLAGE $270,000 PRIOR TO THE 
EXECUTION OF THE ALLEY VACATION. 

4. THE FENCE ALONG THE WEST PROPERTY LINE SHOULD BE PLACED 
ALONG THE DRIVEWAY CURB AND ALLOW LANDSCAPE MATERIALS TO 
BE PLANTED ALONG THE STREETSIDE OF THE FENCE. 

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

6. THE APPLICANT SHALL MAINTAIN ALL SIDEWALKS AND PLAZA AREAS 
THAT ARE ON AND IMMEDIATELY ADJACENT TO THE SUBJECT 
PROPERTY. 

7. STORMWATER AND UTILITY EASEMENT SHALL BE GRANTED OVER THE 
DETENTION AREA IN THE PARKING LOT. 

8. THE APPLICANT SHALL ADMINISTRATIVELY CONSOLIDATE ALL LOTS 
INTO ONE LOT OF RECORD PRIOR TO ISSUING A BUILDING PERMIT. 

9. THE APPLICANT SHALL REDUCE LIGHT LEVELS TO SECURITY LEVEL NO 
LATER THAN 30 MINUTES AFTER THE CLOSE OF BUSINESS.

10. PRIOR TO VILLAGE COUNCIL, THE APPLICANT SHALL SECURE IN 
WRITING THE CONSENT OF BOTH 4341 SEALY AND 4340 OAKWOOD TO 
VACATE THE ADJACENT ALLEY;

11. THE PUBLIC DRAINAGE, UTILITY AND ACCESS EASEMENT IS TO BE 
RETAINED AS NOTED ON THE PLAT OF VACATION.

SECONDED BY MS. JOHNSON.  ROLL CALL:

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

MOTION CARRIED.  VOTE:  6-0

4
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Rebecca Leitschuh <rleitschuh@downers.us>

1852: Delta Sonic ­­ Plan Commission Public Hearing
2 messages

John C. Germanier <jgermanier@dupagelawfirm.com> Sat, Aug 13, 2016 at 2:42 PM
To: rleitschuh@downers.us
Cc: spandey@downers.us, Kevin Kinney <KevinKinney@benderson.com>, James Boglioli <jmb@benderson.com>, Sara
Comtois <officeadmin@dupagelawfirm.com>

Ms. Leitschuh,

 

I am the attorney for the 4341 Seeley Trust (“Trust”) which holds title to the real estate commonly known as 4341 Seeley,
Downers Grove, IL 60515.

 

This writing will confirm that the Trust approves the contents of the attached Plat of Vacation.  This correspondence is in lieu of
the letter referenced by Mr. Boglioli in his August 4, 2016 email to you and others.

 

If you have any questions or concerns, please contact me at the number below.  If the reply is by email, there may be delay in my
answer.

 

 

Very truly yours,

 

 

 

­­

 

John C. Germanier

Sisul & Germanier, LLC

5120 Main Street, Suite One

Downers Grove, IL 60515

P: 630.353.0130

F: 630.353.0135

 

CONFIDENTIALITY NOTE:  This e­mail and any attachments are confidential and may be protected by legal privilege.  If you
are not the intended recipient, be aware that any disclosures, copying, distribution or use of this e­mail or any attachment is
prohibited.  If you have received this e­mail in error, please notify us immediately by returning it to the sender and delete this
copy from your system.  Thank you for your cooperation.
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2002­028A PLAT OF VACATION.PDF
139K

Rebecca Leitschuh <rleitschuh@downers.us> Mon, Aug 15, 2016 at 8:32 AM
To: "John C. Germanier" <jgermanier@dupagelawfirm.com>
Cc: Swati Pandey <spandey@downers.us>, Kevin Kinney <KevinKinney@benderson.com>, James Boglioli
<jmb@benderson.com>, Sara Comtois <officeadmin@dupagelawfirm.com>

Thank you for the notification.  I will add the correspondence to the file and make note of the agreement.

Rebecca
[Quoted text hidden]
­­ 
Rebecca Leitschuh, AICP

Senior Planner
Community Development
Village of Downers Grove
630.434.5520

ORD 2016-6951 Page 82 of 82

https://mail.google.com/mail/u/0/?ui=2&ik=0d8b990c4d&view=att&th=156856da8d599c2b&attid=0.1&disp=attd&safe=1&zw
tel:630.434.5520

	
	1820 - Revised Architectural Plans 06.06.16.pdf
	1820 DownersGrove - A00 A0.0 Cover (1)
	1820 DownersGrove - A01 A - 0.1 (1)
	1820 DownersGrove - A13 PH1.0 (1)
	1820 DownersGrove - A20 A2.0 (1)
	Gas G2.0 GAS PIPING (1)

	Intech Engineering Package 06.07.16.pdf
	2002-028A ENG SHT 01
	2002-028A ENG SHT 02
	2002-028A ENG SHT 03
	2002-028A ENG SHT 04
	2002-028A ENG SHT 05
	2002-028A ENG SHT 06
	2002-028A ENG SHT 07
	2002-028A ENG SHT 08
	2002-028A ENG SHT 09
	2002-028A ENG SHT 10
	2002-028A ENG SHT 11
	2002-028A ENG SHT 12
	2002-028A ENG SHT 13
	2002-028A ENG SHT 14
	2002-028A ENG SHT 15
	2002-028A ENG SHT 16
	2002-028A ENG SHT 17
	2002-028A ENG SHT 18
	2002-028A ENG SHT 19
	2002-028A ENG SHT 20



