
VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

200 Village Drive - Planned Unit Development Amendment
Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The petitioner is requesting approval of a Planned Unit Development (PUD) Amendment to PUD #32 to 
expand and update the senior housing options through a campus master plan for Oak Trace at 200 Village 
Drive.

STRATEGIC PLAN ALIGNMENT

The goals for 2015-2017 include Strong and Diverse Local Economy and Steward of Financial, 
Environmental and Neighborhood Sustainability. 

FISCAL IMPACT

N/A

BACKGROUND

Property Information & Development Plan 
This proposal is for the redevelopment of the 38.77 acre Oak Trace Senior Living Community located at the 
intersection of Fairview Avenue and 66th Street, commonly known as 200 Village Drive.  The applicant is 
seeking an amendment to the Fairview Baptist Home Planned Unit Development #32 (PUD #32) to 
facilitate the redevelopment within its existing campus. Oak Trace is a licensed life care Continuing Care 
Retirement Community (CCRC) under the Illinois Life Care Facilities Act.
 
Oak Trace currently has a mix of 506 independent living, skilled nursing, and sheltered care units.  The 
overall plan includes:

 Construction of a new 4-story Healthcare Center
o 32 new short term rehab suites
o 28 memory care suites
o 62 skilled nursing suites
o 66 assisted living apartments 

UPDATE & RECOMMENDATION
This item was discussed at the April 11, 2017 Village Council meeting. A letter from Lifespace 
Communities, dated April 13, 2017, is attached. Staff recommends approval at the April 18, 2017 
Village Council meeting.   
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o Amenities include a physical/occupational therapy gym and dialysis center
 Construction of a new 5-story Residential Living Building consisting of 160 new apartments
 Renovation of the existing Residential Living Building consisting of 218 apartments 
 Construction of 13 new Residential Living Villas totaling 104 apartments

The development is proposed to occur in three phases:
Phase #1 (2017 – 2019)

 Construction of the new 4-story Healthcare Center
 Demolition of 27 existing residences in multiplex cottages 
 Redevelopment of the main campus drive 

Phase #2 (late 2018 – 2020) 
 Construction of a 5-story Residential Living Building, connected to both the new Healthcare Center 

and the existing Residential Living building
 Demolition of the existing healthcare center building and 12 existing residences 

Phase #3 (2022-2027)
 Construction of the market-driven Residential Living Villas will be built in clusters of two-to-three 

at a time depending on the need on campus for additional residential living accommodations. 

Compliance with the Comprehensive Plan (Current and Draft Updated)
The subject property is identified in both the current and draft updated Comprehensive Plan as Multi-Family 
in the Residential Areas Plan. Residential Areas Plan goals specific to this proposal that are met include:

 Ensure quality housing stock remains a staple of the community
 Maintain the optimal balance of housing types within the community
 Encourage a diversity of housing types, sizes and prices

The draft updated Comprehensive Plan also notes that the Village’s senior population will experience the 
largest increase in population with ages 55-64 and over 75. The proposed expansion of Oak Trace will 
provide an opportunity for the Village’s senior residents to stay in the Village.  

The proposal further meets the current and draft updated Comprehensive Plans by:
 Targeting senior citizens through design, amenities, and medical support services
 Maintaining and expanding  the existing tree canopy
 Completing residential modernization to “replenish, rejuvenate, and spur reinvestment” in the 

Village’s housing stock 
 Addressing stormwater management in a near- and long-term approach, constructing storm sewers, 

water quality measures, detention basins, and appropriate landscaping

Compliance with the Zoning Ordinance
The proposed development is compliant with the majority of the bulk regulations in the R5-A zoning district 
and a Planned Unit Development is an allowable use within the R-5A zoning district.  The proposed site plan 
meets the zoning requirements including green space and parking, and surpasses minimum building setbacks 
required for the larger residential facilities.  The proposal deviates from two requirements, height and floor 
area ratio (FAR).  The new residential living building is proposed to be 68 feet in height where 35 feet is 
permitted.  The tallest current building on site is 53 feet.  The residential living building will be located in the 
center of the site.  If all the Residential Living Villas are constructed as proposed, the built-out FAR would be 
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0.885 where 0.8 is the maximum.  These deviations are necessary to accommodate the campus redevelopment 
and provide the appropriate amount of housing for the Village’s senior population.

The proposed improvements will result in several public benefits that meet the following identified Planned 
Unit Development Objectives:

 Implementation of and consistency with the current and draft updated comprehensive plan 
 Flexible and creative solutions in responding to changing social, economic and market conditions 
 Variety in housing types and sizes to accommodate households of all ages, sizes, incomes and 

lifestyle choices
 Protection and enhancement of open space amenities and natural resource features
 Incorporation of sustainable development features including green infrastructure practices, to 

maximize the aesthetic and water quality benefits of stormwater best practices

Compliance with the Subdivision Ordinance
The applicant will meet all requirements of the Subdivision Ordinance.  The previous owners provided a 
$316,000 donation with the 2007 development approval.  The donation amount covers all the proposed unit 
increases in Phase I and II and all but nine new units in Phase III.  As such, the petitioner will be required to 
provide a $51,634.98 donation for the nine additional units at the time a building permit is requested for Phase 
III development.     

Public Improvements
The existing stormwater basin has sufficient detention capacity to support all phases of the proposed 
improvements. Therefore, no modifications will be made for the detention basin design. The petitioner shall 
be required to provide an easement over the entire stormwater system and all utility mains will be placed 
within easements.  The site’s circulation pattern will be revised with the purpose of improving wayfinding 
throughout the campus by shifting road locations, adding pedestrian connections throughout, and 
incorporating a comprehensive sign package to aid visitors in finding their intended destination.  Two 
ancillary curb cuts onto Fairview Avenue will be removed, one servicing a former residence that is no longer 
in use and one that currently connects the accessory barn on campus.

Traffic and Parking
The Traffic and Parking Analyses found that the additional traffic volumes generated by the expansion and 
redevelopment can be accommodated by the area roadways. 

Public Comment
As required by the Zoning Ordinance, the petitioner held a neighborhood meeting on February 16, 2017.  
There were approximately seven neighboring property owners in attendance. Questions were in regard to 
construction scheduling/management conflicts, traffic impacts, and the appearance of the renovated campus. 

In addition to the neighborhood meeting, Oak Trace held resident and staff meetings on four separate dates, 
with different sessions open to the entire population and others open to specific buildings.  Questions varied 
between specific transition timelines and solutions to onsite construction management and to future 
amenities.

During the Plan Commission meeting, the primary concern shared by Oak Trace residents was over a 
private contractual agreement between residents of the existing cottages and the ownership, and whether 
ownership had taken sufficient measures to ensure appropriate substitute accommodations for the residents 
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who would be displaced in the near future. Ten persons spoke on the record in opposition to the proposal for 
the aforementioned reason.  

Since the petition was first submitted, more than 75 letters have been received by staff, some of which 
express support for, and some opposition to the petition. The letters are attached.

ATTACHMENTS

Ordinance
Lifespace Communities Letter dated April 13, 2017
Aerial Map
Staff Report with attachments dated March 6, 2017
Approved Minutes of the Plan Commission Hearing dated March 6, 2017
Additional applicant narrative dated March 27, 2017
Resident letters
Lifespace Communities Letter
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PUD #32 - Amendment
17-PLC-0003

ORDINANCE NO. ________               

AN ORDINANCE APPROVING AN AMENDMENT TO PLANNED UNIT DEVELOPMENT #32, 
TO ALLOW THE REDEVELOPMENT OF OAK TRACE SENIOR LIVING COMMUNITY 

LOCATED AT 200 VILLAGE DRIVE

WHEREAS, the Village Council has previously adopted Ordinance No. 3456 on April 27, 1992, 
designating the property described therein as Planned Unit Development #32; and,

WHEREAS, the Owners have filed a written petition with the Village conforming to the 
requirements of the Comprehensive Zoning Ordinance and requesting an amendment to Planned Unit 
Development #32 to redevelop the site to include the expansion and update of senior housing options for 
the property located at 200 Village Drive, Downers Grove, IL; and, 

WHEREAS, such request was referred to the Plan Commission of the Village of Downers Grove, 
and the Plan Commission has given the required public notice, conducted a public hearing for the petition 
on March 6, 2017, and has made its findings and recommendations, all in accordance with the statutes of 
the State of Illinois and the ordinances of the Village of Downers Grove; and,

WHEREAS, the Plan Commission has recommended denial of the requested petition; and

WHEREAS, Village staff has recommended approval of the requested petition, subject to certain 
conditions; and,

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

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

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

SECTION 2.  That a Planned Unit Development Amendment is hereby approved and Petitioner is 
authorized to construct a 4-story Healthcare Center; 5-story Residential Living Building; renovate the 
existing Residential Living Building and construct 13 new Residential Living Villas at the Oak Trace 
Senior Living Facility Campus located at 200 Village Drive.  

SECTION 3.  That the approval set forth in Section 2 of this ordinance is subject to the findings 
and recommendations of Village staff regarding File 17-PLC-0003 as set forth in the March 6, 2017 Plan 
Commission meeting minutes.

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

1. The Planned Unit Development Amendment shall substantially conform to the staff report dated 
March 6, 2017; engineering, architectural and landscape drawings prepared by SAS Architects 
and Planners, dated January 13, 2017 and last revised on February 9, 2017 except as such plans 
may be modified to conform to the Village codes and ordinances.

2. The Healthcare Center and the new Residential Living Building shall be equipped with an 
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automatic fire suppression system and an automatic and manual fire alarm system.

3. A fire command center shall be placed within the development in a location approved by the Fire 
Department.

4. All fire department connections shall be located within 100 feet of fire hydrants and shall require 
approval of the locations at every project phase.

5. The interior courtyard shall have a mountable curb and 20-foot wide fire lane in a location 
approved by the Fire Department.

6. Utility easements for the new water main shall be provided.

7. Stormwater easements shall be granted over all stormwater facilities, existing and proposed, that 
are not currently in easements.

8. Prior to the building permit for Phase III being issued, the applicant shall provide a $51,634.98 
park donation for nine living units.  

SECTION 5.  That the proposed redevelopment is consistent with and complimentary to the 
overall planned unit development site plan and with the requirements of the AR-5A/PUD, Multi-Family 
Residence@ zoning district. 

SECTION 6.  It is the Petitioner's obligation to maintain compliance with all applicable Federal, 
State, County and Village laws, ordinances, regulations, and policies.

SECTION 7.  That all ordinances or parts of ordinances in conflict with the provisions of this 
ordinance are hereby repealed.

SECTION 8.  That this ordinance shall be in full force and effect from and after its passage and 
publication in pamphlet form as provided by law.

______________________________
  Mayor

Passed:
Published:
Attest:  _____________________________

Village Clerk

1\mw\ord.17\PUD#32-OakTrace-Housing-17-PLC-0003
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5 
VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
MARCH 6, 2017 AGENDA 

 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

17-PLC-0003 

200 Village Drive 

 

 

Planned Unit Development  

Amendment 

 
 

Rebecca Leitschuh, AICP 

Senior Planner 

 
REQUEST 
The petitioner is requesting approval of a Planned Unite Development (PUD) Amendment to PUD #32 to expand 

and update the senior housing options through a campus master plan for Oak Trace Senior Living Community at 

200 Village Drive.  

 

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

 

GENERAL INFORMATION 
  
APPLICANT/  Brian Devlin 

OWNER:  Lifespace Communities (d/b/a Oak Trace) 

   4201 Corporate Drive  

   West Des Moines, IA 50266 

    
  

PROPERTY INFORMATION 
  

EXISTING ZONING: R-5A/PUD (Residential Attached House 5A/Planned Unit Development) 
EXISTING LAND USE: Multi-Family Residential 

PROPERTY SIZE: 1,688,647 square feet (38.77 acres)  
PIN: 09-21-102-007 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: R-4 General Residence (Westmont)  Residential 

SOUTH: R-2 Single Family (Darien)   Residential 

R-4 Single Family (DuPage Co.) 

EAST: R-3 Single Family Detached (Westmont) Residential  

WEST: R-1 Single Family Residence   Residential 

 R-3 Single Family Residence 
ANALYSIS 

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

Development: 

1. Project Narrative  

2. Plat of Survey 
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3. Architectural Plans 

4. Engineering Plans 

5. Landscape Plan 

6. Photometric Plan 

7. Sign Plan 

8. Traffic Impact Study 

9. Kane DuPage Land Use Opinion 

10. Easements (Existing and Proposed) 

11. Summary of Neighborhood Meeting 

12. Public Input Letters 

 

PROJECT DESCRIPTION 
Lifespace Communities is proposing a redevelopment of Oak Trace's Senior Living Community located at 

200 Village Drive. The current campus consists of: 

 

 218 independent living apartments 

 56 independent living duplexes and townhomes 

 72 sheltered care facility apartments providing assisted living care  

 a 160-bed nursing facility 

 

This redevelopment consists of: 

 

 a new 4-story Healthcare Center 

o 32 new short tem rehab suites 

o 28 memory care suites 

o 62 skilled nursing suites 

o 66 assisted living apartments  

 a new 5-story Residential Living Building consisting of 160 new apartments 

 a renovation of the existing Residential Living Building  

 13 new Residential Living Villas 

 

In 2007, a similarly sized redevelopment was approved by the Village but ultimately cancelled due to the 

economic environment at the time. The proposed redevelopment is similar in size and scope to the approved 

2007 redevelopment concept.  The proposed redevelopment requires a PUD amendment based on the 

proposal to significantly modify the layout of the campus. 

 

The property is zoned R-5A/PUD (Residential Attached House 5A/Planned Unit Development) with the 

campus comprising the Fairview Baptist Home Planned Development #32 (ORD #3456). Lifespace DG 

(Oak Trace) was incorporated in 2011 to acquire Oak Trace from Fairview Ministries. Oak Trace is a 

licensed life care Continuing Care Retirement Community (CCRC) licensed under the Illinois Life Care 

Facilities Act. 

 

The multi-year, multi-phased modernization and expansion of the Oak Trace campus will result in the 

replacement of the existing nursing facility, construction of new assisted living and memory support 

assisted living apartments licensed under the Assisted Living and Shared Housing statutes and construction 

of new residential living apartments in multiple congregate buildings including a five story residential living 

building. 

 

The development will occur in three phases as detailed below: 
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Phase #1 (2017 – 2019) – This development involves the construction of the new 4-story Healthcare Center, 

as detailed above.  Beginning mid-2017, 27 existing residences in multiplex cottages will be demolished, 

the main campus drive will be redeveloped, and a new temporary entrance/parking will be constructed 

between the existing Healthcare Center and Residential Living buildings.  

 

The healthcare center will include a new physical therapy/occupational therapy gym which will service the 

residents of the short term rehab wing and outpatients. The healthcare center will also house a dialysis 

center which will service the residents of the skilled nursing facility. This phase adds approximately 163 

residents at proposed full occupancy. 
 

Phase #2 (late 2018 – 2020) – The phase includes the demolition of the existing healthcare center building 

and 12 existing residences to allow the development of a 5-story Residential Living Building consisting of 

160 new apartments. This building will connect to the new Healthcare Center and the existing Residential 

Living building.  

 

The layouts of the new Residential Living Building, Healthcare Center and the existing Residential Living 

Buildings will create a new open lawn concept which will feature several courtyards, scenic walks and 

trellises connecting the campus to the barn, and a new pavilion structure to be used for public functions. 

The courtyard will service a 20-foot wide fire lane of modular permeable grass pavers for use by the fire 

department. The front lawn and prominence of the Residential Living Building will enhance wayfinding 

throughout the campus. The barn will remain in its current location and will continue to be used for small 

group gatherings, sales of resident made arts and crafts, and similar functions. The rehabilitation of the 

existing Residential Living Building, primarily the first floor, will take place after the completion of the 

new Residential Living Building and will function more harmoniously with the new commons. This phase 

adds approximately 210 new residents allowing for 40% couples. 
 

Phase #3 (2022-2027) – The market-driven Residential Living Villas are proposed to be 3- stories, including 

one level of parking and two levels of Residential Living Apartments, four to a floor. The size, scope and 

character of these buildings will be driven by the needs and desires of the community at the time of 

development. The new units will be built in clusters of two-to-three at a time depending on the need on 

campus for additional Residential Living accommodations. The Residential Living Villas are maintaining 

the setbacks of the existing townhouses and shall be in compliance with all necessary zoning requirements. 

This phase could add up to 160 additional residents if fully developed. 
 

A summary of the three phases and unit counts at each phase are provided below: 

 
 

Phase I

(New)

Phase I 

(Total New

& Existing)

Phase II

(New)

Phase I & II

(Total New

& Existing)

Phase III

(New)

All Phase 

Total 

(New &

Existing)

Skilled Nursing Suites 160 117 62 62 0 62 0 62

Short Term Rehab Suites 0 0 32 32 0 32 0 32

Memory Support Suites 0 0 28 28 0 28 0 28

Assisted Living Apartments 72 80 66 66 0 66 0 66

Residential Living Apartments 218 414 0 218 160 378 0 378

Residential Living Villas 56 50 0 28 0 16 104 104

Total Units 506 661 188 434 160 582 104 670

Existing

Units

Total 

Previous

 Proposal

Description 17-PLC-0003 Proposal
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The petitioner is proposing 752 parking spaces when 527 are required according to the Zoning Ordinance 

(see tables below). The applicant will surpass the 15 required ADA spaces and provide 28 handicapped 

spaces. Parking areas will be relocated to the central campus plaza and at the main entrances of each facility: 

they are distributed across the site to service each building including Residential Living Villas.  

 

Table 1: Required Parking 

Residential Style Existing Phase 1 Phase 2 Phase 3 

Residential Living Apartments 131 131 227 227 

Sheltered Care Suites 29    

Skilled Nursing Suites 80 35     35      35 

Short Term Rehab Suites  16     16      16 

Memory Support Suites  14     14      14 

Assisted Living Apartments  27     27      27 

Residential Living Villas         208 

Townhouses 112 56     32  

Total Required 352 279     351      527 

Total Provided 414 389     555      752 
 

 

Table 2: Final Parking Calculations 

Residential Style Village Requirement Fairview Village Parking 

Required 

Residential Living 

Apartments 

0.6 spaces per du 378 apartments 227 

Assisted Living Apts 0.4 spaces per du 66 units 27 

Skilled Nursing Suites 0.5 spaces per bed 70 total beds 354 

Short Term Rehab Suites 0.5 spaces per bed 32 total beds 16 

Memory Support Suites 0.5 spaces per bed 28 total beds 14 

Residential Living Villas 2 spaces per du 104 apartments 208 

  Total 

Required = 

527 
 

A campus master signage plan is part of this application.  The applicant is proposing to update their two 

monument signs on either side of their south drive in addition to providing a new monument sign at their 

north entrance drive.  Additional monument signs and directional signs will be place throughout the 

campus.  The size and number of signs associated with the development is appropriate based on the overall 

size of the campus and the number of different buildings within the campus requires additional signage to 

assist in wayfinding. Additionally, only the three monument signs adjacent to Fairview Avenue would be 

visible from the public right-of-way.  Staff is supportive of the sign request.   

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN (CURRENT AND DRAFT UPDATED) 
Both the current adopted and draft updated revision of the Comprehensive Plan were reviewed in 

preparation of this analysis, and the sections specific to this property and type of use remained the same. 

Residential Areas Plan goals specific to this proposal are to: 

 

 Ensure quality housing stock remains a staple of the community; 

 Maintain the optimal balance of housing types within the community; 
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 Ensure adequate buffering between residential and commercial uses; and 

 Encourage a diversity of housing types, sizes and prices. 

 

The Residential Areas Plan of both Comprehensive Plans identify the subject site as Multi-Family, falling 

into the Multi-Tenant Buildings category. The Plans state that these buildings are larger and denser with 

multiple units present. It also recognizes that parking should be provided on-site through either a surface 

parking lot or parking attached to the building. Oak Trace is included in this category as it targets seniors 

with amenities that “may include social activities, on-site medical care and other special needs of the senior 

population.”   

 

Both Comprehensive Plans note that Multi-Family is a growing market within the Village and should be 

located along arterial streets. The proposed development:   

 

 Is located along an arterial street (Fairview Avenue) 

 Targets senior citizens through design, amenities, and medical support services 

 Establishes that the existing tree canopy is important to maintain and expand with new development 

 Incorporate three of the four levels of residential modernization: Renovation, Expansion, and 

Redevelopment. This is intended to “replenish, rejuvenate, and spur reinvestment” in the Village’s 

housing stock 

 Stormwater management is addressed in a near- and long-term approach, constructing storm 

sewers, water quality measures, detention basins, and appropriate landscaping 

 

The draft updated Comprehensive Plan also notes that the Village’s senior population will experience the 

largest increase in population with ages 55-64 growing over 8 percent, and ages 75 and up increasing 16.2 

percent. The proposed expansion of Oak Trace will provide an opportunity for the Village’s older residents 

to stay in the Village.   

 

The proposed development meets the goals of the current and draft updated Comprehensive Plans.     

 

COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned R-5A/PUD (Residential Attached House 5A/ Planned Unit Development #32). The 

bulk requirements of the proposed development in the R5-A with PUD overlay zoning district are 

summarized in the following table: 

 

Zoning Requirements (R5-A) Required Existing

Sheltered Care 

Provided

Townhomes 

Provided

Street Yard Setback (West) 25' 20' 495' 25'

Side Yard Setback (North) 127' 440' 353'4" 353'4"

Side Yard Setback (South) 127' 34'6" 135' 31'4"

Rear Yard Setback (East) 20' 89' 131' 49'

Building Height 35' 55'-10" 55'-10" 55'-10"

Building Coverage 25% 12.2% 13.2% 17.4%

DU/Acre 10.98 13.05 15.01 17.28

Floor Area Ratio 0.8 0.31 0.523 0.885

Parking 352/527 414 555 752  
 

The proposed development is compliant with the vast majority of the bulk regulations in the R5-A zoning 

district and a Planned Unit Development is an allowable use within the R-5A zoning district.  The proposed 
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site plan meets all zoning requirements including green space and parking, and surpasses building setbacks 

for the larger residential facilities.  Floor area ratio is projected to be slightly above the minimum 

requirements once the townhomes are constructed as noted in the Table 3 above.  In order to accommodate 

the total number of floors within the Residential Living Building, the maximum building height will exceed 

that allowed within R-5A zoning but will not surpass the tallest building currently existing on site.  The 

Residential Living Building is located in the center of the site and will be at least 315 feet from the nearest 

single family residential zoning district to the south property line. 

 

 

 

 

 

 

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, and improved landscaping requirement will 

result in several public benefits that meet the following identified Planned Unit Development Objectives: 

 

 Implementation of and consistency with the current and draft updated comprehensive plan and 

other relevant plans and policies 

 To provide flexible and creative solutions in responding to changing social, economic and market 

conditions allowing greater public benefits than could be achieved using conventional zoning and 

development regulations 

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

lifestyle choices 

 The protection and enhancement of open space amenities and natural resource features 

 The incorporation of sustainable development features including green infrastructure practices, to 

maximize the aesthetic and water quality benefits of stormwater best practices 

 

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. With all the above analysis considered, the applicant’s proposed 

amendment to PUD #32 is consistent with the Village’s Zoning Ordinance. 

 

COMPLIANCE WITH THE SUBDIVISION ORDINANCE 
The Subdivision Ordinance requires Planned Unit Developments to dedicate land or provide a cash 

contribution in-lieu-of actual land dedication at the discretion of the Village for park and recreational 

purposes and for school sites.  As the proposal is dedicated for an elderly population, school district 

donations are not required as the PUD amendment will not lead to additional school aged children living in 

the development.  With regard to the Park District donations, the previous owners provided a $316,000 

donation with the previously approved development.  The donation amount covers all the proposed unit 

increases in Phase I and II and all but nine new units in Phase III.  As such, the petitioner will be required 

to provide a $51,634.98 park donation for the nine additional units at the time a building permit is requested 
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for Phase III development.   
 
ENGINEERING/PUBLIC IMPROVEMENTS 
The Main Campus recently underwent extensive engineering and public improvements in preparation for 

construction of the 2007 approved redevelopment plans (ORD #4925).  The site’s stormwater is managed 

through the existing north detention pond. The existing basin will have sufficient detention capacity to 

support all phases of the proposed improvements. Therefore, no modifications will be made for the 

detention basin design. The petitioner shall be required to provide an easement over the entire stormwater 

system. Any additional necessary stormwater improvements shall be designed to comply with the Village’s 

Stormwater and Flood Plain Ordinance. 

 

The site’s circulation pattern will be revised with the purpose of improving wayfinding throughout the 

campus by shifting road locations, adding pedestrian connections throughout, and incorporating a 

comprehensive sign package to aid visitors in finding their intended destination.  Two ancillary curb cuts 

onto Fairview Avenue will be removed, one servicing a former residence that is no longer in use and one 

that currently connects the accessory barn on campus. The new front lawn will feature a new parking layout 

and an open park setting, complete with scenic walks and trellises connecting the campus to the barn within 

the front lawn.   

 

Many existing water and sanitary sewer lines are located within the footprint of the proposed buildings.  

These lines will be removed and replaced with new lines to service the proposed development.  The new 

water main will be a looped water main and become the property of the Village.  The Village will also 

require the petitioner to place all water and sanitary sewer mains and appurtenances within an easement.  

The easement will allow the Village to adequately service and maintain the utilities.    

 

In addition to installing new fire hydrants, the petitioner is proposing to relocate and reinstall numerous fire 

hydrants.  The relocated fire hydrants shall be inspected by the Village prior to reinstallation.  Any hydrants 

that are not suitable for relocation shall be replaced with new hydrants. 

 

The petitioner submitted a photometric plan for the proposed development.  The plan identifies the location 

of proposed lighting and light levels at numerous locations.  The new lighting will have no visual impact 

on the surrounding neighbors. 

 
Kane DuPage Land Use Opinion identifies part of the site as a wetland, specifically PUBGPalustrine 

Unconsolidated Bottom Intermittently Exposed. No work in or around the wetland is proposed. This site is 

located in an area surveyed as prairie on the land cover in the early 1800’s map. The District recommends 

preserving as much as of the natural character of the site as possible during this land use change. It is also 

recommended that native plants be utilized for landscaping whenever possible.  

 
FIRE/SAFETY 
Emergency site access is currently available through the two existing main entrances.  Emergency access 

will be maintained through the two existing main entrances once the development has been completed.  An 

auto-turn exhibit showing vehicle movements for a ladder truck and ambulance has been provided by the 

petitioner.  The exhibit clearly shows a ladder truck being able to maneuver throughout the site, while the 

ambulance will be able to access each of the proposed building entrances.  Staff concurs with the exhibits 

and believes the necessary emergency access has been provided. 

 

The Village’s fire code classifies the new Residential Living Building as a high-rise because it is over 40 

feet in height.  As such, the Village requires the petitioner to house a fire command center, located in an 

area to be agreed upon with the Fire Department during the development of construction. 
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The petitioner is required to install an automatic sprinkler system and manual and automatic detection 

system throughout the new independent living, assisted living, and skilled nursing facilities.  This will also 

be a condition of approval.  Additionally, the existing independent living building’s detection and sprinkler 

system may need to be upgraded and tied into the new system. 

  

As part of the development, the petitioner shall be required to submit a Fire Safety and Evacuation Plan for 

the independent living, assisted living, and skilled nursing facilities.  The plan shall be reviewed and 

approved by the Fire Department during the permitting phase of the project.  To ensure adequate safety 

during construction, the petitioner shall be required to submit a Fire Safety and Evacuation Plan for the 

existing skilled nursing building which will be occupied during the construction of the new assisted living 

and skilled nursing facility.  This plan will also be reviewed by the Fire Department during the permitting 

phase of the project. 

 

TRAFFIC  
The Traffic and Parking Analyses found that the additional traffic volumes generated by the expansion and 

redevelopment can be accommodated by the area roadways and that the proposed parking supply is both in 

excess of the Village of Downers Grove’s requirements and sufficient to accommodate the needs of the 

Oak Trace campus’ residents and staff. The petitioner is proposing 752 parking spaces when 527 are 

required according to the Zoning Ordinance. The applicant will surpass the ADA requirement and provide 

28 handicapped spaces. Parking areas will be relocated to the central campus plaza; however, they are 

distributed across the site to service each building.  

  

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.  A handful of 

phone calls have been received by staff, mostly with questions about the overall proposal. In addition, 25 

residents of Oak Trace and six other residents mailed letters primarily expressing concern over the 

demolition of the existing townhomes. The letters are attached to this report. 

 

As required by the Zoning Ordinance, the petitioner held a neighborhood meeting on February 16, 2017.  

There were approximately seven neighboring property owners in attendance. Questions were in regard to 

construction scheduling/management conflicts, traffic impacts, and the appearance of the renovated 

campus. A summary of the meeting is attached.    

 

In addition to the neighborhood meeting, Oak Trace held resident and staff meetings on four separate dates, 

with different sessions open to the entire population and others open to specific buildings (11/16, 11/17, 

1/10, 1/25). Questions varied between specific transition timelines and solutions to onsite construction 

management and to future amenities. A summary of these meetings is attached. 

  
FINDINGS OF FACT 
The petitioner is requesting approval of a Planned Unit Development Amendment for a campus master plan 

for Oak Trace at 200 Village Drive.  Staff finds that the proposal meets the standards for granting a Planned 

Unit Development Amendment 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: 
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a. The zoning map amendment review and approval criteria of Sec. 12.030.I.  

The property is already zoned R5-A/PUD (Residential Attached House 5A/Planned Unit 

Development) and comprises Fairview Baptist Home Planned Development #32 (ORD #3456). The 

proposed PUD amendment does not require a zoning map amendment and thus this standard is not 

applicable. 

 

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 current and draft updated Comprehensive Plan.  The Plan 

identifies this area as Multi-Family within the Residential Areas Plan section. A PUD overlay shall 

provide the necessary tools to redevelop the property and meet some of the main goals of the 

Residential Areas Plan, to provide a variety of housing and dwelling unit types and to provide senior 

housing including multi-family residential and assisted- and extended-care facilities in convenient 

locations.  With multiple buildings and uses on a single campus, a PUD overlay allows for a creative 

and modern development while addressing the key concepts of improved pedestrian circulation, 

safety, and senior living opportunities per the current and draft updated Comprehensive Plan. This 

standard has been met. 

 

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

The proposed project meets eight of ten PUD overlay district provisions and objectives as found in 

Section 4.030 of the Zoning Ordinance. The proposal is consistent with the current and draft updated 

Comprehensive Plan and implements a residential area policy to provide senior living options.  The 

proposal provides flexibility and creativity in responding to continuing changes and updates to senior 

living. The proposal also provides a variety of housing types and sizes while providing a mixed-use 

type campus with common and private spaces in addition to other spaces that are open to the public.  

The new buildings will be of a high-quality and will be compatible with surrounding areas as the 

applicant has taken great efforts to arrange the buildings so taller buildings are in the center of the 

site surrounded by smaller, lower buildings around the edge.  The proposal also protects the existing 

wetland area along the north property line and provides high-quality lighting, architecture and 

signage.   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 the redevelopment of an existing senior living facility in the Village that 

currently serves the senior citizens of Downers Grove.  The ability to modernize the facility and 

continue to offer a variety of housing options for a numerous seniors is a public benefit.  As the 

population of Downers Grove ages and grows, it is important that housing opportunities are provided 

for our seniors which allows them to age in place and within the community.   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.  

Appropriate terms and conditions have been imposed on the approval which protect the interests of 

surrounding property owners and residents.  The development calls for taller and more dense units to 

be located near the center of the site, while lower buildings, which would be more in scale with 

adjacent residential areas, would be located around the perimeter.  Public safety conditions have been 

added which ensures emergency access and safe buildings.  Additionally, this project will advance 

many goals and objectives laid out in several adopted documents and the conditions below will ensure 
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that those goals and objectives are advanced. This standard has been met. 

  
RECOMMENDATIONS 
 

The proposed Planned Unit Development Amendment to PUD #32 at 200 Village Drive is consistent with 

the current and draft updated 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 Amendment as requested in case 17-

PLC-0003 subject to the following conditions: 

 

1. The Planned Unit Development Amendment shall substantially conform to the staff report; 

engineering, architectural and landscape drawings prepared by SAS Architects and Planners, dated 

January 13, 2017 and last revised on February 9, 2017 except as such plans may be modified to 

conform to the Village codes and ordinances. 

2. The Healthcare Center and the new Residential Living Building shall be equipped with an 

automatic suppression system and an automatic and manual fire alarm system. 

3. A fire command center shall be placed within the development in a location approved by the Fire 

Department. 

4. All fire department connections shall be located within 100 feet of fire hydrants and shall require 

approval of the locations at every project phase. 

5. The interior courtyard shall have a mountable curb and 20-foot wide fire lane in a location approved 

by the Fire Department. 

6. Utility easements for the new water main shall be provided. 

7. Stormwater easements shall be granted over all stormwater facilities, existing and proposed, that 

are not currently in easements. 

8. Prior to the building permit for Phase III being issued, the applicant shall provide a $51,634.98 park 

donation for nine living units.   

  

Staff Report Approved By: 

 

______________________ 

Stanley J. Popovich, AICP 

Director of Community Development  
 

SP; rl 

-att 
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Oak Trace Campus Redevelopment Project Narrative 

Plan Commission Application 
                            

Project Summary  

 

Lifespace Communities ("the Owners") is proposing the redevelopment of Oak Trace's Senior Living 

Community located at 200 Village Drive in Downer's Grove, Illinois.  The current campus is a Continuum of 

Care Retirement Community consisting of 218 independent living apartments, 56 independent living duplexes 

and townhomes, 72 sheltered care facility apartments providing assisted living care and a 160-bed nursing 

facility.  This redevelopment consists of a new 4-story Healthcare Center, a new 5-story Residential Living 

Building, renovation of the existing Residential Living Building and new market-driven Residential Living 

Villas.  

 

In 2007, this campus proposed a similarly sized redevelopment which was approved by the City of Downers 

Grove, but ultimately cancelled due to the economic environment at the time.  Our proposed redevelopment 

scheme is similar in size and scope to the 2007 redevelopment concept, as is indicated within our site plans in 

our project development table.  What follows is a detailed description of the scope of work, timing and some 

unique elements on campus which will aid in the owner's ability to enhance the lives of their residents.   

 

Campus History 

 

Lifespace DG, LLC d/b/a Oak Trace was incorporated in 2011 to acquire Oak Trace from Fairview Ministries 

through an auction conducted as part of a Chapter 11 bankruptcy proceeding.  Oak Trace was formerly known as 

Fairview Village until it was acquired by Lifespace DG, LLC, an affiliate of Lifespace Communities, Inc. 

(Lifespace) in August 2011.      

  

Oak Trace, a Senior Living Community, currently consists of 218 Residential Living apartments, 56 Residential 

Living duplexes and townhomes, 72 sheltered care facility apartments providing assisted living care and a 160-

bed nursing facility.  The Healthcare Center (including sheltered care and nursing care) at Oak Trace was 

constructed in 1972 and the Residential Living apartments were added in 1989.  Oak Trace is located on an 

approximately 40-acre site at 200-250 Village Drive in Downers Grove, IL 60516.  It is a licensed life care 

Continuing Care Retirement Community (CCRC) licensed under the Illinois Life Care Facilities Act.   

 

The current healthcare facility is functionally obsolete and its physical plant has reached the end of its useful 

life.  Lifespace is currently executing a multi-year, multi-phased modernization and expansion of the Oak Trace 

campus that will ultimately result in the replacement of the existing nursing facility, construction of new assisted 

living and memory support assisted living apartments licensed under the Assisted Living and Shared Housing 

statutes and construction of new residential living apartments in multiple congregate buildings including a five 

story residential living building.   

 

Campus Phasing and Scope of Work 

 

Phase I of this development involves a new 4-story Healthcare Center, consisting of 32 new short term rehab 

suites, 28 new memory support suites, 62 new skilled nursing suites and 66 new assisted living apartments.   

• Preparation for this phase, beginning mid-2017, will include the demolition of 27 existing residences in 

multiplex cottages, redevelopment of the main campus drives and a new temporary entrance/parking 

between the existing Healthcare Center and Residential Living buildings.   
o Lifespace/Oak Trace is working closely with the existing cottage residents to minimize the 
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impact on them and continue to meet their retirement housing needs. 
o Informational meetings with residents have been conducted and are on-going. 

• The healthcare center will include a new physical therapy/occupational therapy gym which will service 

the residents of the short term rehab wing and outpatients.  The intent of the outpatient facility is to be 

able to continue to provide therapy services to the residents of short term rehab after the residents return 

home.    

• The healthcare center will also house a dialysis center which will service the residents of the skilled 

nursing facility.  The campus currently operates a dialysis center within the existing healthcare building 

which will operate in the same manner as the new dialysis center.  

• The healthcare building will go through the permit process within Downers Grove and the Illinois 

Department of Public Health in the Summer of 2017 and will comply with all applicable codes with 

jurisdiction over this project.   

• Phase I adds approximately 163 residents at proposed full occupancy. 

• This phase is proposed to start construction in Fall of 2017 and be complete within 18-22 months.    

 

Phase II of this development is the development of a 5-story Residential Living Building consisting of 160 new 

apartments.  This building will connect to the new Healthcare Center via two one-story connecting wings and 

the existing Residential Living building via a one-story connecting wing.   

• Preparation for this phase will include the demolition of the existing healthcare center building, the 

demolition of 12 existing residences in duplex configurations and the development of the front lawn 

(late 2018/early 2019). 
o Lifespace/Oak Trace is also working on these residents to accommodate the needs of the 

residents during this future phase of the project 

• The layouts of the new Residential Living Building, Healthcare Center and the existing Residential 

Living Buildings will create a new open lawn concept which will feature several courtyards and a new 

pavilion structure to be used for public functions.  Each of the first floor commons will be oriented 

along the new courtyard providing a beautiful view and an enhanced method of wayfinding. 

• The courtyard will service a 20 foot wide firelane of modular permeable grass pavers for use by the fire 

department, which will be within the 120 foot requirement to service all portions of the buildings.   

• The new front lawn will feature a new parking layout and an open park setting, complete with scenic 

walks and trellises connecting the campus to the barn within the front lawn.  The front lawn and 

prominence of the Residential Living Building will enhance wayfinding throughout the campus.   

• The barn will remain in its current location and will continue to be used for small group gatherings, 

sales of resident made arts and crafts, and similar functions.   

• The redevelopment of the existing Residential Living Building will take place after the completion of 

the new RL building.  The interior remodeling scope is yet to be finalized, but will include the 

redevelopment of the first floor commons area to function more harmoniously with the new commons.  

The scope of work within the architectural set conveys the potential renovation scope with the new 

facility.   

• The campus will utilize the loading dock within the existing Residential Living Building and will 

transport all trash/supplies through basement levels corridors.  The loading patterns, times and routes 

will largely remain consistent with the existing campus.   

• Phase II adds approximately 210 new residents allowing for 40% couples and 94% occupancy. 

• This phase is proposed to begin construction right after the completion of the new Healthcare Center in 

Phase I, in late 2018.  The total construction time is slated to take between 18-22 months.   

 

Phase III of this development involves market-driven Residential Living Villas. Each Villa is proposed to be 3-

stories, including one level of parking and two levels of Residential Living Apartments, four to a floor.   

• The size, scope and character of these buildings will be driven by the needs and desires of the 

community at the time of development.  The floor plans and concept elevation included in this packet 

indicate what we believe will ultimately be built on campus. This is, however, preliminary and will 

require updating once the climate is understood at the time of the development.   
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• When the Villas are needed, it is believed that they will be built in clusters of 2-3 at a time depending on 

the need on campus for additional Residential Living accommodations.  These Residential Living Villas 

are not planned on being built for 5-10 years and the timing will depend solely on the demand on 

campus.   

• The Residential Living Villas are maintaining the setbacks of the existing townhouses and should be in 

compliance with all necessary zoning requirements.   

• Phase III could add up to 160 additional residents if fully developed. 

 

Zoning and Code Compliance 

 

The current campus is zoned R-5A (PD 32).  The new development will require an amendment to the Planned 

Unit Development but will remain in the R-5A zoning designation.  This development will be in compliance 

with the zoning ordinance requirements, with the following exception: 

• In order to accommodate the total number of floors within the Residential Living Building, the 

maximum building height will exceed that allowed within R-5A zoning.  In compliance with all 

applicable zoning codes, the Residential Living Building will be required to house a fire command 

center, located in an area to be agreed upon with the Fire Department during the development of 

construction documentation.   

 

This proposal includes a signage redevelopment plan which will assist in wayfinding throughout the campus.  

The signage plan indicated general sizes and locations of the major signs.  

• Each building on campus will have its own building address.  The new Healthcare Center will utilize the 

existing healthcare center's address.  The existing Residential Living building will retain its existing 

address and the new building will use one of the existing addresses within this property that is getting 

demolished.  Each Residential Living Building will have its own address, utilizing the existing 

townhouse addresses. 

• The signage plan is preliminary, but indicates the general size, location and character of the proposed 

signs.    

  

It is our understanding that Downers Grove will be adopting the 2015 International Code Council codes within 

the next year, which will coincide with the permitting of Phase I.  Phase I will follow the more stringent of the 

current and 2015 codes until a time where the 2015 set of codes has been officially adopted.   

• Each of the buildings will comply with the setback requirements consistent in the building codes. A 60 

foot clearance between buildings is not possible, in some cases, so the building elements will be 

designed as rated assemblies while conforming to the requirements for windows/doors.  These lot lines 

will be established with the Building Department in the permitting process.   

 

Civil Engineering  

 

The existing property drains by surface flow and pipe flow to a pond along the north side of the property. This 

pond provides detention for the existing property and was expanded in 2007 in anticipation for a past 

redeveloped plan.  The current redevelopment proposes a less intense development than the 2007 design.  

Therefore the existing pond has adequate detention for the proposed redevelopment.  Refer to the preliminary 

storm water management report for a detailed review of the storm sewer, detention and best management 

practices used in the site 

 

Storm water easements will need to be updated to reflect the proposed improvements.  Below is a summary of 

the easements to be added or updated, if made necessary by the City of Downers Grove.   

• Storm water drainage easement around the proposed detention basin which is the existing pond. 

Easement would include language for the Village to access upon, over, and across the property to 

inspect the storm water drainage easement area. The easement line would be set to include at the 

minimum the 100 year overland flow elevation. 
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• Storm water drainage easement for the 100 year overland flow route discharge from the existing pond.  

Easement would include language for the Village to access upon, over, and across the property to 

inspect the storm water drainage easement area.   

• Storm water drainage easement for offsite storm water sheet draining onto the Oak Trace property.  

There is a portion of Fairview Avenue right of way which sheet drains into the existing conservation 

easement into the existing pond.  The remaining portion of the property does not appear to receive any 

offsite flows. 

• Blanket site easement for the Village to access upon, over, and across the property to inspect the major 

storm water systems and storm sewers. 

 

Domestic Water Supply 

• The existing water main and fire hydrants within the Oak Trace property are private.  The water system 

will remain as a private system and therefore would not require easements. 

 

Sanitary Sewer 

• Existing sanitary sewer to be removed will need to have their respective sanitary sewer easements 

abrogated and new 20 foot wide easements centered over all new sanitary main lines and existing 

sanitary sewers which did not have a easement.   

• Sanitary services to buildings do not require easements. 
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200 VILLAGE DRIVE, DOWNERS GROVE, IL

 - DECEMBER 19, 2016

E4

CONCEPTUAL PHOTOMETRICS- PHASE III
SCALE: 1"=60'-0"

CONCEPTUAL SITE PLAN - PHASE II
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November 28, 2016 

           Via Email 

Mr. Walter E Graft, P.E. 

Gewalt Hamilton Associates 

625 Forest Edge Drive  

Vernon Hills IL 60061 

RE:  Oak Trace – 200 Village Drive -  Conceptual Site Redevelopment 

Dear Mr. Graft: 

The Downers Grove Sanitary District hereby grants concept approval for the subject 

project to a maximum wastewater flow of 63,300 gallons per pay. The Sanitary District’s 

sanitary sewers have adequate downstream capacity to serve this project. The proposed 

building construction plans must be processed through the Sanitary District’s standard 

plan review and permit process (a permit application is enclosed for your use).  

Sincerely, 

DOWNERS GROVE SANITARY DISTRICT 

 

Ted Cherwak 

Sewer Construction Supervisor 

 

 

 

Enclosure 

CC: VDG Planning Department 
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Memorandum  
 
To: Brian Devlin 
 Lifespace Communities 
 
Copy: Danny Martin – SAS Architects & Planners, LLC 
 Don Matthews – GHA 
 
From: Justin Opitz 
 Dan Brinkman, P.E., PTOE 
 
Re: Traffic and Parking Analyses 
 Proposed Oak Trace Community Renovations 
 Downers Grove, Illinois 
 
Date: January 16, 2017 
               
 
Per your request Gewalt Hamilton Associates, Inc. (GHA) has briefly reviewed the traffic planning and parking 
needs of the proposed expansion and renovation of the Oak Trace Community. 
 
Background and Summary Statement 
 
Fairview Village is considered a Continuing Care Retirement Center (CCRC) as it provides varying levels of care 
and living options for its aging residents allowing them to remain on site as they grow older and their individual 
health care needs change. Traditionally, CCRC type developments are in a campus setting similar to the 
approximately 39 acre Oak Trace Community.  
 
The current campus is comprised of 218 residential living apartments, 72 assisted living apartments, 160 skilled 
nursing suites, and 56 residential living cottages. 
 
The December 19, 2016 Conceptual Site Plan for the campus prepared by SAS Architects & Planners, LLC 
includes renovations and replacement of several of the existing components and will, at completion result in net 
changes as follows: 
 
 160 additional residential living apartments 
 6 fewer assisted living apartments 
 58 fewer skilled nursing suites (including short term suites) 
 28 additional memory support suites 
 13 new residential cottages (48 additional units) 
 
Based on our observations and the following analyses, we feel that the additional traffic volumes generated by the 
expansion and redevelopment can be accommodated by the area roadways and that the proposed parking supply 
is both in excess of the Village of Downers Grove’s requirements and sufficient to accommodate the needs of the 
Oak Trace campus’ residents and staff. 
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Oak Trace Community Renovation 
Downers Grove, IL 

Gewalt Hamilton Associates, Inc. – Page 2 

Traffic Impacts 
 
The following table summarizes the anticipated additional traffic volumes generated by the net changes in 
development on site. The calculated trips are based on historical rate information published in the latest (9th) edition 
of the Institute of Transportation Engineers (ITE) manual Trip Generation. 
 

Table 1 Traffic Generations 
 

 Morning Peak Hour Evening Peak Hour 

Residential Style 
ITE Land 
Use Code In Out Sum In Out Sum 

Daily 
24hr 

+ 160 Residential 
Apartments # 252 +11 +21 +32 +22 +18 +40 +498 

-6 Assisted Living 
Units # 254 -1 n/c -1 -1 -1 -2 -16 

-58 Skilled Nursing 
Suites (includes 
short term suites) 

# 620 -7 -3 -10 -4 -9 -13 -159 

+28 Memory 
Support Suites # 254 +3 +2 +5 +4 +4 +8 +76 

+48 Independent 
Living Cottage Units # 252 +3 +6 +9 +7 +6 +13 +164 

 Totals = +9 +26 +35 +28 +18 +46 +563 
 
The volumes tabulated above are typical of CCRC and Age Restricted types of development, where the majority of 
the daily trips are made outside the traditional street Peak Hours (normally 7-9 am and 4-6 pm). As can be seen, 
the proposed expansion and redevelopment is expected to generate between 35 and 46 additional vehicle trips 
during each of the Peak Hours and approximately 560 new trips on a daily basis. By taking an aggressive approach 
and calculating each development component separately, we have made an effort to ensure that the maximum 
traffic impacts of the project are considered. 
 
Parking Analyses 
 
The current site has a total of 351 surface parking spaces and 63 underground spaces for a campus total of 414 
spaces. Based on the Site Plan by SAS Architects, there will be 426 surface parking spaces and 326 underground 
spaces. These combined result in a new campus total of 752 spaces. 
 
It appears that all the surface and underground spaces meet the Village’s requirements for parking stall dimensions. 
Accessible parking should be provided in accordance with Village Code. 
 
The Village of Downers Grove has various parking requirements for the different residential components at Fairview 
Village. Based on our review of the Village’s Zoning Ordinance and definitions, we have calculated the required 
parking at 527 spaces or 225 fewer spaces than are proposed.  
 
GHA calculated the parking requirements as follows: 
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Oak Trace Community Renovation 
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Table 2 Parking Calculations 
 
Residential Style Village Requirement Fairview Village Parking 

Required 
Residential Apartment 0.6 spaces per dwelling unit 378 apartments 227 
Assisted Living Apartments 0.4 spaces per dwelling unit 66 units 27 
Skilled Nursing Beds 0.5 spaces per bed 70 total beds 354 
Short Term Nursing Suites 0.5 spaces per bed 32 total beds 16 
Memory Support Suites 0.5 spaces per bed 28 total beds 14 
Residential Cottages 2 spaces per dwelling unit 104 apartments 208 
  Total Required = 527 
 
Summary 
 
In conclusion, our findings indicate that the additional traffic generated by the proposed expansion can generally be 
accommodated by the adjacent roadways and that the parking proposed on site is both in excess of the code 
requirements and sufficient to accommodate resident and staff demands. 
 
3855.900 TPPB 011617.doc 
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S A S 

   ARCHITECTS & PLANNERS
630  DUNDEE ROAD     NORTHBROOK,           ILLINOIS 60062

TEL    847- 564 8333                          FAX    847-564 9989

DATE:  February 24, 2017
SUBJECT: Oak Trace Resident/Neighborhood Meeting Notes
TO: Rebecca Leitschuh, Senior Planner

Village of Downers Grove

As part of the redevelopment process, Lifespace Communities has met with their residents to discuss 
the redevelopment of Oak Trace's Senior Living Community.  On November 16-17, 2016, Lifespace 
Communities met with residents of Oak Trace to discuss phase 1 of their redevelopment plan.  On 
January 10, 2017, Lifespace Communities met with their residents to discuss phases 2-3 of the 
redevelopment of Oak Trace's Senior Living Community.  On January 25, 2017,  Lifespace 
Communities met with the residents of the Health Center to discuss construction logistics for the 
Healthcare Center (Phase 1).  

On February 16th, Lifespace Communities met with the neighbors surrounding the Oak Trace 
Community to discuss their redevelopment plans and the potential impact that would have on the 
surrounding community.  The following is a summary of the these meetings.   

Thursday, November 16 – Resident Meeting

  

10:00 AM - Meeting for just the residents of the Garden Home area that would be affected by 
      phase I redevelopment. 

1:00 PM – Meeting open to all Oak Trace Residents* to hear about the redevelopment plans 
3:00 PM – Meeting open to all Oak Trace team members (Staff) to hear about the 

     redevelopment plans. 

Presentation lead by Ann Walsh, LifeSpace Communities, Vice President of Operations and 
Brian Devlin, LifeSpace Communities, Vice President of Development. All supported by onsite 
management. 

*The meeting was aired on the closed circuit, in house TV system making it available in all 
residential units. An over flow room was set up with a live feed TV. 

Residents and staff were encouraged to ask questions and an open question and answer 
session was conducted at the end of the presentation. 

The bulk of the questions from residents at this first meeting was focused on the affected homes
and residents that would need to transition. 

Friday, November 17 – Resident Meeting

An open Tea / Social was held to allow residents and staff to come ask questions. 

Question forms were provided throughout the community for residents, staff, guests and family
to submit questions to the Executive Director. These are still available and used today. 
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Tuesday, January 10 – Resident Meeting

9:30 AM – Meeting held with Oak Trace Garden Home Residents to communicate long-
     term visions for the campus and how these may affect their homes specifically. 

11:00 AM – All resident* meeting held to review the redevelopment plans and offer a look at 
      the future vision of the campus beyond phase 1 redevelopment. 

2:00 PM-  All Team Member (Staff) meeting held to review the future visions beyond phase I. 

Presentation lead by Ann Walsh, LifeSpace Communities, Vice President of Operations and 
Brian Devlin, LifeSpace Communities, Vice President of Development. All supported by on-site
management. 

*The meeting was aired on the closed circuit, in house TV system making it available in all 
residential units. An over flow room was set up with a live feed TV. 

Residents and staff were encouraged to ask questions and an open question and answer 
session was conducted at the end of the presentation. 

The bulk of the questions from residents and staff focused on what new amenities will be 
offered and where. 

Some concerns were voiced about parking. Parking both during the construction and 
afterwards. 

Landscaping and the look and feel of the campus was mentioned in several incidences. The 
residents ask that we keep as many trees as possible. 

Wednesday, January 25 – Resident Meeting
10:30 AM – A special meeting was held in the Oak Trace Health Center for all Health Center 

        residents and staff. 

Health Center residents had several questions about the construction process and where the 
entrance will be to the building during construction. The answer was that we believe there will 
be a temporary entrance located on the East side of the Health Center during construction. We
assured them we would let them know when plans progress. 

Thursday, February 16 – Neighborhood Meeting 

7:00 PM – Meeting held for the surrounding neighbors of Oak Trace's Senior Living Community

Presentation lead by Brian Devlin, LifeSpace Communities, Vice President of Development.  
Questions were answered by Brian Devlin and Michael Arenson, Principal at SAS Architects + 
Planners. All supported by on-site management. 

Invitations to this neighborhood meeting were sent to all neighbors surrounding the property, 
as requested by the Village of Downers Grove Planning Department.  

The presentation focused on all 3 phases of development at Oak Trace and the potential impact 
on the surrounding Community.  Ownership walked through the development plans, shadow 
studies and site sections for the new phases of work.  Following the presentation, Lifespace 
opened the floor for questions from the neighbors.  The following is a summary of the major 
concerns presented:  
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Concerns over the amount of traffic increased from the new development. 
• Response: We have completed a traffic study to estimate the effects of this new 

development and found the results to not be a significant increase to existing traffic.

Concerns over the views from across Fairview will be negatively affected. Concerns that the 
campus will lose some of its charm. 

• Response:  Currently, the view from Fairview shows the existing 1-story townhouses 
and the back of the healthcare building. In the new plan, we are reorienting the 
entrance to Residential Living building so that it will be facing Fairview with an open 
front lawn which will feature walking paths, terraces and landscaping. The view will be 
further enhanced by the Residential Living Villas, as these villas will be designed to 
mimic the high quality of housing within the area, with heavy use of stone and brick.

Concern: Concerned over the possibility of losing the red barn. There was strong bias that they
red barn should remain on campus.

• Response: The current masterplan indicates that the red barn will remain and will 
feature some parking closer to the entrance, which will enhance its accessibility. There 
are no plans to remove the red barn to date.

Concerns that the neighbors to the east of the property will see the roof lines of the Healthcare
Center from their homes.

• Response: The East property line features an existing berm which will block the 
majority of views from the neighboring properties. The berm is heavily landscaped with 
existing trees which will remain as a part of this process. If there are gaps in the 
landscaped area, ownership can add some new landscaping to fill in those gaps.

Concerns with the timeline for construction.
• Response: The current timeline features a Fall 2017 start date with an 18 month 

construction period. The Residential Living building will start construction a few weeks 
after the completion of the Healthcare Center and will take about 18-20 months. The 
Residential Living Villas are market driven and will depend on the demand on campus 
for this product. 

Concerns with the noise during construction.
• Response: The Village has strict ordinances which govern construction which we will 

conform to. The Village of Downers Grove permits construction to take place 7am-7pm 
Monday-Saturday. We will minimize the amount of Saturdays that we will complete 
work in order to reduce nuisance of construction. Ownership can work with the 
surrounding neighbors to give them warning prior to start of major portions of the work.

Concerns over construction parking on site.
• Response: In order to facilitate the needs of the workers, owners will employ a 

combination of shuttling and temporary site parking to accommodate extra traffic from 
construction workers. 

Concern: In the past, neighbors had the ability to come onto the campus to fish and walk 
around the conservation area. Neighbors inquired about the possibility of continuing this in the 
future.

• Oak Trace is part of the community and would love to have more neighborhood 
involvement on campus. Owners are willing to work with neighbors to foster an the 
opportunity to enjoy this campus. Owners will have to research the possibility of fishing 
within the pond, as there is a conservation easement on this portion of the property. 
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2001 Butterfield Road, Suite 105   5 Plaza Drive, Suite 212 

Downers Grove, IL 60515   Woodridge, IL  60517 

(630) 968-4050                       (630) 960-7080 

 
 

 

 

December 20, 2016 

 

To Whom It May Concern: 

 

For over forty years, Oak Trace (formerly Fairview Baptist Home) has provided high quality living 

accommodations, programs and healthcare services to seniors in the Downers Grove Township under both the 

previous owner, Fairview Ministries, and the current owner, Lifespace Communities, Inc. Oak Trace is a 

licensed life care Continuing Care Retirement Community (“CCRC”) and is currently home to approximately 

400 residents.   

 

Oak Trace is currently preparing to modernize and redevelop its healthcare center to provide better quality of 

care and additional services to current and prospective residents. Oak Trace’s plans include the construction of a 

new four-story healthcare building on the same parcel of land as the current skilled nursing facility. The 

healthcare facility will consist of a new 102-bed replacement nursing unit and associated physical therapy and 

rehabilitation space, as well as 66 new assisted living apartments and 28 new memory support assisted living 

suites. The redeveloped skilled nursing unit will continue to serve the needs of the seniors in the Downers 

Grove and surrounding population as well as current and future residents of the CCRC. It will provide modern 

nursing rooms and predominantly private rooms in a neighborhood setting, and will add a level of living – 

memory support assisted living – not previously available to seniors at Oak Trace.   

 

Chamber630 supports the redevelopment plans of Oak Trace and recommends the approval of the community’s 

Certificate of Need Application by the Illinois Department of Public Health.   

 

Sincerely,  

 
Laura Crawford 

President & CEO 

 

cc: Chris Romick, Executive Director - Oak Trace 

 Board of Directors – Chamber630 
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FILE 17-PLC-0003: A petition seeking approval of a Planned Unit Development Amendment for the 
expansion of senior living options at Oak Trace. The property is zoned R-5A/PUD, Residential Attached 
House 5A/Planned Unit Development. The property is located on the east side of Fairview Avenue, 
between 65th Street and 67th Court, commonly known as 200 Village Drive, Downers Grove, IL (PIN 
09-21-102-007). Brian Devlin, Petitioner; Lifespace Communities, Owner.

(Mr. Quirk recuses himself.)

Senior Planner Rebecca Leitschuh referenced the Planned Unit Development (PUD) Amendment before 
the commissioners for 200 Village Drive, also known as Oak Trace Senior Living.  She explained that 
the scope of the redevelopment and proposed construction was significant enough to constitute a major 
amendment, which was why it was before this commission for a public hearing.  Full notification of the 
public hearing was made.  An aerial of the existing conditions followed with staff explaining that to the 
north was Westmont which was zoned R-4 General Residence, to the east was R-3 Single Family 
Detached, to the west was Downers Grove with R-1 and R-3 Single Family zoning and to the south was 
Darien.   Ms. Leitschuh confirmed that staff did send a staff report to the City of Darien and to the 
Village of Westmont and spoke to representatives of those municipalities about the public hearing.  No 
concerns were voiced by either municipality.  

Per staff, the current proposal was zoned R-5A/PUD Multi-family Residential use, as identified in the 
village’s Comprehensive Plan and Future Land Use Map, and consisted of approximately 38 to 39 acres.  
A 3-D rendering was referenced.  The facility currently includes a skilled nursing building with 160 
beds; a sheltered care facility with 72 units; an apartment complex with 218 units; and townhomes that 
totaled 56 units.  Ms. Leitschuh walked through the various structures that were located on the campus.  
She stated that in 2007 the “conservation area” was released by the park district due to the owner 
making payment to the park district at that time and during the first creation of the PUD.  While the 
conservation easement had been removed, the village was requiring that an easement be placed over the 
existing detention pond and its confines.  Photos of the various campus areas followed.  

Per Ms. Leitschuh, the new redevelopment will comprise of a new four-story healthcare center which 
will consist of 32 new short-term rehabilitation suites, 28 memory care suites, 62 skilled nursing suites, 
and 66 assisted living apartments.  Also planned is a new five-story residential living building with 160 
apartments.  The existing residential building will be renovated on the first floor mainly to connect the 
overall campus and to open up corridors and the courtyard.   Thirteen new residential living villas are 
planned in different groupings.

Ms. Leitschuh stated that back in 2007 a similar size redevelopment was approved by the village but was 
not constructed due to the economic downturn.  Today’s proposal was similar in size and scope to the 
approved redevelopment concept.  Ms. Leitschuh explained that the proposal is a multi-year and multi-
phase program and is an expansion of the Oak Trace campus.  It will result in the replacement of the 
existing nursing facility.   The construction of the new assisted living and memory support assisted 
living apartments is licensed under the Assisted Living and Shared Housing Status.  It includes 
construction of new residential living apartments in multiple buildings, including the five-story 
residential building.  

Per Ms. Leitschuh, Phase I is scheduled to begin in 2017 and will include the new four-story healthcare 
center.  The existing residences in multiplex cottages and townhomes will be demolished, the main 
campus drive will be redeveloped, and a new temporary entrance and parking will be constructed 
between the existing Healthcare Center and Residential Living buildings.  A list of the Healthcare 
Center’s amenities followed with staff stating the phase will add approximately 163 residents at full 
occupancy.   An elevation and rendering of the Healthcare facility was referenced.  
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Phase II will begin in late 2018 and will include the demolition of the existing Healthcare Center 
building and 12 existing residences to allow for the development of a five-story Residential Living 
building comprising of 160 new apartments.  Ms. Leitschuh summarized how the layouts of the new 
Residential Living Building, Healthcare Center and the existing Residential Living Buildings will be 
designed as a new open lawn concept to feature courtyards, scenic walks and trellises connecting the 
campus to the barn.  A new pavilion structure will be used for public functions.  A 20-foot wide fire lane 
will be created using grass pavers.  The existing barn will remain as is.  The rehab of the existing 
Residential Living building’s first floor will take place after completion of the new Residential Living 
building.  Phase II adds about 210 new residents allowing for 40% of couples.   An elevation and 
rendering of same followed. 

As for Phase III, Ms. Leitschuh clarified this was more or less the petitioner’s tentative vision for the 
townhomes and should the economy change in the next decade the petitioner would return before the 
commission for another PUD amendment.  Planned were three-story villas that include one level of 
parking and two levels of living apartments, with four units to a floor. The size, scope and character of 
these buildings will be driven by the needs and desires of the community at the time of development.  
Units will be constructed in clusters.  Per staff, the apartments will be maintaining the setbacks of the 
existing townhouses.  Photos of the building, conceptually, were referenced.  This phase would add up 
to 160 residents if fully developed.   

Referring to the overhead, Ms. Leitschuh referenced an overlay diagram reflecting the two different 
traffic patterns on-site, how residents would access their properties, and access the overall buildings on 
the site.   Staff believed the proposal was an improvement for the overall campus because it was had 
more straightforward way-finding for drivers.  Per staff, two of the four current access drives to 
Fairview would be closed. 

Continuing, Ms. Leitschuh shared that current required parking for the site was 352 parking spaces and 
414 were provided.  In Phase I there were 389 parking spaces proposed which were more than the 279 
spaces required.  In Phase II there would be 555 spaces proposed over the 351 required.  In Phase III 
there will be 752 parking spaces over the 527 required.  Approximately 28 handicapped spaces were 
provided, above the 15 required.  

A review of the site plan depicting the turning radius of an emergency vehicle followed.  A copy was 
provided to the fire department, per Ms. Leitschuh.  A diagram reflecting the service of fire suppression 
was also referenced on the overhead.  The petitioner’s landscape plan was referenced with three plans 
for the three different phases. Staff pointed out that the open space requirements in residential districts 
were different from the open space requirements in all other districts as it related to the percentage 
requirement.  Instead, building coverage was considered.  However, in its current state, 64% of the 
property was open space and 36% had some type of impervious surface on it including sidewalks and 
streets.  For the final Phase III, 61.2% remained open space while 38.85% would be impervious space.  
Ms. Leitschuh indicated the petitioner wanted to show on its plans that a large percentage of the existing 
tree canopy remained.  She stated the landscaping for the proposal was above what was required in the 
zoning ordinance for open space, quantity, and types of landscaping.  

Overall, Ms. Leitschuh reported that when the future villas are constructed, they will not be built any 
further into the existing setback except for one which may be three feet closer although the petitioner 
had expressed they were agreeable to shifting the setback to comply with current setbacks.  

Staff believed this was an appropriate application for a PUD to request additional signage since the site 
was like an institution/campus and since Village Drive is private, the petitioner would have very limited 
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sign allowances according to strict interpretation of the sign ordinance.  Ms. Leitschuh presented photos 
of the proposed monument sign for the main entrance on the north at Fairview (A-2).  On-site signage 
within the campus was also noted.  The grand monument sign (A-1), located at the south entrance, 
would be updated.  Additional signage was pointed out.  Additionally, only the three monument signs 
adjacent to Fairview Avenue would be visible from the public right-of-way.  A photometric plan for the 
site also followed with staff noting that all boundaries met zero (0), meaning there was no light spill over 
to surrounding properties.  Only one area (.01) spilled over which was allowed and represented current 
conditions. 

Continuing, Ms. Leitschuh reported staff received 25 letters from Oak Trace residents, 4 letters from 
surrounding friends/family, another 4 letters from surrounding property owners (not the residents), and 3 
phone calls.  A neighborhood meeting was held by the petitioner as well as four on-site resident 
meetings.  Ms. Leitschuh explained that in this type of application what was before the commissioners 
was criteria of the zoning ordinance, the subdivision ordinance and the comprehensive plan.  While she 
well aware of the content and concern expressed in the correspondence received, she reminded the 
commissioners it was staff’s responsibility to review the criteria, land use, zoning ordinance and 
determine whether the proposal met the criteria. 

Reviewing the bulk standards, Ms. Leitschuh reported that in almost all of the townhomes the plan met 
the existing setback, which was 34 feet 6 inches (closest) to the southern properly line.  The future 
townhomes would be at 31 feet 4 inches.  Building height of the existing residential building was 55 feet 
10 inches and the proposed residential building would be the same height.  Dwelling units per acre were 
briefly reviewed with staff finding that the proposed dwelling unit per acre would be 17.28 which 
conformed with the overall intent of the code – both in the zoning ordinance and the village’s 
comprehensive plan.  Floor area ratio was 0.8 and existing was 0.31.  The townhomes would be slightly 
over at 0.885.   

Referring to the village’s Subdivision Ordinance, Ms. Leitschuh explained the ordinance had a new 
provision that states when new residential units are constructed, the school and park districts are given 
an opportunity to receive compensation (donation) in order to provide the necessary services for the 
increased population.  Staff found that the park donation of $51,634.98 was a condition of approval for 
Phase III.  A history followed on how the park donation was determined, noting that only 9 additional 
units were being proposed from the 2007 proposal and the donation would not take place until those 9 
units were constructed in Phase III.  Per staff, due to the proposal being a senior community, the village 
did not require a school donation. 

Addressing the village’s current Comprehensive Plan and the draft updated plan, the particular section 
under review was identical in its goals, objectives, and in identifying that particular part of the 
community as Multi-family.  Some of the main goals from the Residential Areas Plan for this proposal 
included:  1) ensure quality housing stock remains a staple of the community; 2) maintain the optimal 
balance of housing types within the community; 3) ensure adequate buffering between residential and 
commercial uses; and 4) encourage a diversity of housing types, sizes and prices.  Staff found that Oak 
Trace and Fairview Village had offered the same services in the past and the proposal continued to offer 
the services for seniors, which was one of the fast growing populations to meet its growing need for 
additional types of housing and care on-site in order for the population to remain in the same 
community.  

Ms. Leitschuh stated that both Comprehensive Plans indicate that Multi-family is a growing market 
within the village and should be located along arterial streets.  The proposal targets senior citizens 
through design, amenities, and medical support services; it establishes that the existing tree canopy is 
important to maintain and expand with new development; and it incorporates three of the four levels of 
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residential modernization:  renovation, expansion, and redevelopment. Furthermore, she said the plans 
address stormwater management for the near- and long-term.  However, Ms. Leitschuh indicated that in 
2007 the detention basin was redesigned and construction of the on-site stormwater services occurred.  
Therefore, there was no need for additional stormwater engineering.  

Per Leitschuh, the zoning map amendment review and approval criteria was not relevant as the property 
was already zoned PUD and the changes being proposed did not require a zoning map amendment since 
the site was already zoned R-5A/PUD (Residential Attached House 5A/Planned Unit Development).

Staff found the proposal was consistent with both comprehensive plans, the subdivision ordinance and 
the park donation based on the information discussed above.  The PUD overlay provided the necessary 
tools to redevelop the property and meet some of the main goals of the residential areas.  Staff felt the 
proposal was a creative solution to modernize the campus with improved pedestrian circulation, etc.  
Staff also found that 8 of the 10 overlay district provisions and objectives found in Section 4.030 were 
met.  The proposal was consistent with 1) the current and draft updated Comprehensive Plan(s), 2) it 
implemented the residential policy to provide senior living options; 3) it provided flexibility and 
creativity in responding to continuing changes; and 4) it encouraged a diversity of housing types and 
sizes on the campus.  Additional benefits of the proposal followed, with staff describing how the 
housing needs of the growing senior population were being met by offering a variety of housing types, 
thereby allowing seniors to age in place and within the community.  

Lastly, Ms. Leitschuh discussed that appropriate terms and conditions were being imposed on the 
approval which would protect the interests of the surrounding property owners and residents. The 
development called for taller and more dense units to be located near the center of the site while the 
lower buildings, which would be more in scale with adjacent residential areas, would be located around 
the perimeter.  Public safety conditions were added which ensured emergency access and safe buildings. 
Additionally, this project would advance many goals and objectives laid out in several adopted 
documents.  This standard had been met, per staff.

Staff found the proposal in compliance with the overall goals of a PUD and it was an appropriate 
application of a PUD.  The zoning criteria under the PUD amendment were met and supported by the 
village’s comprehensive plan.  

For the petitioner, Mr. Brian Devlin with Lifespace Communities, DesMoines, Iowa, shared his 
PowerPoint presentation and explained that Lifespace was the parent company of Oak Trace, a non-for-
profit provider of senior living community across the U.S.  In 2007, Lifespace acquired Oak Trace from 
Fairview Baptist Home via bankruptcy.  Due to the age of the Health Center and its maintenance issues, 
Mr. Devlin explained that the petitioner, as well as the residents, wanted a new health center.  The parent 
company, being a larger company, could invest the money into Oak Trace and continue to provide the 
continued care for the growing senior population in the community.  The redevelopment was critical to 
keeping the long-term viability of Oak Trace to attract residents.   

Mr. Devlin explained the reason for the redevelopment was because Oak Trace had been operating 
under state waivers since 2007 and was grandfathered in under older codes, with the promise that 
eventually it would construct a new health center which took years of planning for senior living.  It was 
a need-based level of living.  After much review of the site and considering expansion, it became clear 
there was no land available on the campus to construct something that was going to cause some 
distraction or cause residents to relocate. A number of factors were taken into consideration before 
choosing the right location to locate the Health Center.

Mr. Devlin stated the first communication with residents took place in November 2016 where Phase I 
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plans were discussed.  However, he did confirm that those residents living in the cottages currently were 
the first ones contacted explaining that the cottages would have to be razed.  In January 2017 another 
meeting took place to discuss the second phase plans which included the Residential Living expansion 
and commons.  Affected residents of that phase were asked to meet with Mr. Devlin’s firm in advance.  
The company’s executive director also met with the residents of the Health Center to discuss 
construction logistics.  There has been ongoing communication with the affected residents and Mr. 
Devlin emphasized that they want to work individually with each resident to try to accommodate them 
and make the process smooth.

Mr. Devlin reported that 28 cottages will be affected by the Health Center replacement; 27 of the 
cottages were occupied.  Of those 27, 11 have transition agreements with Lifespace and 3 were pending 
agreements.  There were 16 that were outstanding.  Two options were available to cottage residents:  1) 
transfer to another apartment within the community, with expenses covered and honor their currently 
monthly service fees, or 2) move elsewhere with Lifespace giving the resident 100% refund of their 
entrance fee.  An explanation followed on how entrance fees were determined.

Per Mr. Kulovany’s question on how long the company had been working on the plan, Mr. Devlin 
estimated it was about a year and a half ago.  

Mr. Michael Aronson, SAS Architects, explained his company focuses on senior living and his firm has 
constructed over 100 different facilities since his firm’s existence.  As to why the development ended up 
in its proposed configuration, Mr. Aronson reviewed the site plan and described those areas on the 
campus that could not be developed, such as the conservation easement, the pond and the two strips 
along the residential neighborhoods to the east and south.  The front yard contained townhomes and the 
topography was a challenge.  The barn also existed on the site.  The other challenge he voiced was that 
construction of the new Health Center could not be built over the old Health Center because the current 
residents there had to remain and then be relocated when the new Health Center was completed.   The 
sites in green were “opportunity” spaces that were for consideration.

When Phase I (new Health Center) was proposed to the southeast corner, Mr. Aronson said it was with 
consideration to have connectivity to the residential living so that all levels of care interacted with each 
other.  There were also shared services – a major kitchen area, major laundry area and dining areas.  The 
proposed Health Center will house a three-story assisted living portion to the east and a four-story 
portion to the west, contain short-term stay, memory support, and two skilled nursing floors.   In the 
middle of the center will be common space, i.e., dining space, physical therapy, a chapel, activity spaces, 
etc.   The building has been sited with the neighbors in mind with landscaping proposed to screen the 
parking lots.  

Under Phase II, the Residential Living portion (five stories) will be constructed where the current skilled 
nursing facility is located and adds parking in front of the building that surrounds a center courtyard with 
activity/public space.  The large courtyard space will connect all three new buildings being proposed.  
Reviewing the final site plan, Mr. Aronson noted that the Residential Living building will be taller than 
55 feet at 68 feet.  The four-story portion was 60 feet in height and the three-story was less than 60 feet 
but close to 59 feet of the existing five-story building.  He stated the stories were the same but it was the 
architectural elements that were causing the height increase.  Renderings of the Health Center and center 
courtyard space were depicted.

Ms. Gassen asked for confirmation of the building heights again.  Mr. Aronson stated that staff’s slide 
indicating that the new building was at 55 feet 10 inches was not what was on the drawing and he 
wanted to clarify that information – although the three-story portion of the Health Center was less than 
the 55’ feet 10” inches.  The four-story portion was 60 feet (1 ft. higher). The high portions, or peaks, of 
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the Residential Living were 68 feet.  Ms. Leitschuh stated the petitioner’s zoning analysis did have the 
information Mr. Aronson just stated.  For further clarification, Mr. Aronson mentioned staff’s earlier 
statement that the closest corner of the new villas would be 31 feet 6-inches – he thought it was revised 
to 34 feet 6” inches so that at no point would any of the new townhomes be closer than the existing 
buildings.  He believed it was a drafting error on his part.

Mr. Kulovany asked for the location of the current dialysis center.  Mr. Aronson stated it currently was 
in the skilled nursing building and only for those residents in the skilled nursing facility.  He noted the 
skilled nursing, short-term stay were licensed by Illinois Dept. of Health while the assisted living and 
memory support communities were licensed by the Illinois Dept. of Aging.  

Per Mr. Boyle’s question, the floor area ratio (FAR) figure quoted in staff’s presentation was for Phase 
II and Phase III.  Per Mr. Aronson, the FAR for Phase I was significantly below the allowed and Phase 
II was also below the allowed.  Phase III’s FAR was based on all of the townhomes being constructed, 
with the FAR being .88 and the allowable being .80.  

Confirming the number of new units, Mr. Aronson explained there will be 32 new units for short-term; 
28 units for memory; 62 units for skilled; 66 units for assisted, and the new Residential Living (RL) 
space would have 160 new units.  The existing RL was 218 units.  Ms. Leitschuh clarified that in her 
zoning analysis slide, she separated the data into two categories – one was with the addition of the 
townhouses and the other was everything prior to the addition of the townhomes.  With the addition of 
the large buildings, she said the proposed FAR would be 0.523 and with the addition of the villas 
(townhomes) the FAR would be 0.885.

Chairman Rickard opened up the meeting to public comment.  

Mr. Ed Manski, stated he was the attorney representing the residents of Oak Trace whose homes were 
being razed.  He wanted to ensure those residents whose homes were being demolished had a chance to 
explain what that meant to them and asked to take their comments under consideration.  He stated many 
of those he was representing lived in Downers Grove, raised their families here, and chose to retire here.  
Mr. Manski stated all of the residents had contracts with Oak Trace to live in their homes they were in 
currently as long as they were independent.  His understanding of the village’s code was that the Plan 
Commission must consider whether the terms and conditions have been imposed to protect the interests 
of existing residents of the PUD.  He asked how the residents could be protected when they “were being 
thrown out of their homes.”   He also clarified that the code states they must be protected and not that 
their interests be weighed versus the interest of the applicant.  He hoped the Plan Commission would 
protect them.  Mr. Manski stated the proposal had to be reviewed in its entirety, which included the 
residents’ rights.  And, until the residents’ contracts expired, his position of the request was that it was 
premature and that an appropriate condition for the project to allow it to proceed, would only be when 
the residents’ contracts have expired and are no longer living in their homes.  He believed the course of 
action that Oak Trace was taking was in direct violation of the contracts.  He believed the best way for 
the commission to consider the proposal was to ask themselves what they would do as a Plan 
Commission if one of tonight’s residents was one of their parents who had to move out of their home – 
consisting of a first floor, two bedroom/two bath home with garage/patio/gardens and then move into a 
one-bedroom apartment.  

Ms. Barbara Dindia, 6653 Garden Court, stated when she contracted with Oak Trace they emphasized 
she could live there for the rest of her life until she was incapacitated.  She chose to upgrade her home 
and paid extra to make her home comfortable.  She has two stepchildren and does not want to become a 
burden to them.  She hoped the commissioners would think about their future living arrangements and 
hoped the commissioners would not support the proposal.
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Ms. Karen Kelly, 1016 Ashford Lane, Westmont, was present on behalf of her mother, Elaine Toxten 
(phonetic)  who was unable to be present.  She resides at 6668 Woodview Court, one of the garden 
homes to be demolished.  She stated her mother moved into her garden home on January 6, 2016 from 
Burr Ridge where she had resided for 41 years.  Ms. Kelly stated she and others installed a paver patio, 
provided landscaping [at her garden home] so her mother would feel more comfortable transitioning into 
a new environment, along with her dog.  When her mother entered into the contact, Ms. Kelly stated 
Oak Trace already knew they would be demolishing her mother’s home and told her mother nine months 
later.  It was deliberate and deceitful on the part of Oak Trace and Lifespace Communities.  She 
commented on her and her family’s connection to Downers Grove and asked the commissioners to 
consider how they want to approach this situation as it will not only be a reflection of the action of 
Lifespace Communities but also of this village.

Ms. Patricia Riley, 6666 Woodview Court, stated she and her husband moved to Oak Trace three years 
ago and fell in love with the tree area and cottages.  When she moved into her building, she stated there 
was an initial payment of $7,000 down if the garage was going to be used, plus $60.00 a month in 
addition to the rent.  With the three-season porch, her gardens and the independence it gives her, she and 
her husband can walk the campus without feeling like it is an apartment setting.  She stated she was told 
of this decision shortly before Thanksgiving and was told of the plan one hour before the rest of the 
community was told.  She and husband were told they would be evicted by May 31, 2017 and the 
decision was “written in stone.”  No discussion and no options would be discussed.  Originally, she said 
she was told by Ann Walsh, Senior V.P. of operations, there would be no more townhomes built.  
However, that was changed and it was 10 years down the road.  

She stated that Brian (Devlin) said the plan was decided a year and a half ago.  She stated that Marketing 
was still selling units until the middle of November.  She said she was told October 16th was when the 
plan was put into effect and Mr. Devlin said tonight it was a year and a half ago.  She believed that if the 
residents had been told earlier it would have been easier for the residents to cope with the situation and 
allow more time for Oak Trace to provide the residents with equal living arrangements.  Ms. Riley said 
that in November residents were told there were no available apartments and there were still not enough 
to fill the 33 people that would be displaced by the move.  She also recalled the question she had asked 
Oak Trace and its parent company Lifespace:  with 40 acres at their disposal, was it really necessary to 
displace 33 elderly residents – given its mission was to enhance and improve the lives of elderly 
residents.

Ms. Joyce Bursloff, 6634 Beechwood Court, said she read through the letters that the residents wrote 
and heard the presentation today.   She summarized that the residents were told mid-November that they 
had to be out by May 31, 2017 and it gave them less than seven months to figure out what to do.  She 
found decisions she made quickly were bad decisions.  It took her two years to decide to live at Oak 
Trace.  Also, she said Lifespace admitted it had no plans on how to handle the residents’ situations while 
it spent a year and a half on planning the financials and the buildings.  She said they claimed they 
wanted to help each person individually but knew they did not have enough two bedroom apartments 
available for the residents of the garden homes.  They expected they would get enough apartments 
because residents would die.   If true, they needed three months to refurbish all of the apartments before 
the garden residents could move in.  It meant they were at their deadline point and did not have the 
appropriate apartments for all the residents.  They said their program was set in stone and it took them 
five years to decide to build the new Health Center and where to locate it but thought it was fine to tell 
28 units to make their decision very quickly.  It was not fair and it looked like Lifespace did not care 
whether or not people stayed or went.  She questioned how quickly could residents go and look for a 
home, go through the legal issues, and move in seven months.  
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She also questioned whether it was legal to tell the residents that they must move.  Was the short time 
span designed to get the residents to do something before that question could be settled?  Every non-Oak 
Trace person she discussed this matter with could not believe what Lifespaces was trying to do.  In the 
documentation that was provided to the commissioners by Lifespace, Ms. Bursloff said the 
documentation mentions that Lifespace wants to keep the Downers Grove residents in Downers Grove 
but she pointed out that commissioners should look at the number of Downers Grove residents that were 
not being allowed to stay where they have contracted to stay.  She stated some of the residents cannot 
afford to move into an apartment.  She also pointed out information on Mr. Devlin’s slide differed.  
Where his slide depicted that residents could pay at the same rate, Ms. Bursloff stated her paperwork 
differed and that it was only for approximately three years and then the rates would increase.

Ms. Bursloff shared that she and other residents feel they have lost their trust in Lifespace since 
Lifespace sent a notice to the residents and stated they had done their due diligence yet they admitted 
they did not have a plan for the residents of the garden homes.  She asked the commissioners to not issue 
a permit until all issues were settled and not to allow them to proceed on their time schedule.  A broken 
contract was serious and must be considered.  She pointed out the issue was not just about 28 units in 
Phase I.  It also involved Phase II where in two years, 12 more first floor two-bedroom units with 
attached garages would be demolished (she is in that group).  Phase III has all remaining 16 units to be 
razed.  Ms. Bursloff stated all contracts were being broken with the residents of the exterior units.  She 
stated residents were given a choice when they moved but now they were removing the choice residents 
made.  Even those residents who chose to come in a year ago were not told their units might not be 
available in a very short time and they may have to move to apartments they do not want.  She 
emphasized the residents love their independence but the company was taking it away as they remove 
the units.   They have also stalled the residents’ rights to talk to them by failing to respond to written 
requests.  

Mr. Richard Ericson, 6664 Woodview Court, stated his family moved to Downers Grove in 1957 and 
were active in the village through various organizations.  He and his wife moved to Florida and then 
returned to Downers Grove to retire and live at Oak Trace because it had three levels of care and was 
near family.  They moved into their garden home in early 2014 with new interior renovations.   They 
specifically chose Oak Trace because of the opportunity to buy and which provided them a home where 
they could live for the rest of their retirement.  Mr. Ericson said his wife has limited mobility and she 
gets much joy viewing nature and the wildlife that comes to their outside patio.  Eight days prior to 
Thanksgiving last year they were told at their garden home group meeting that their home would be 
razed to make room for a new Health Center and would be evicted in June.  Oak Trace’s plan to evict 
them and their fellow residents should be troubling to the commissioners and every official in the 
village.  The disregard of the residents’ rights, well being and contracts, Oak Trace and its parent 
company, Lifespace, is attempting to evict them from their homes.  

Mr. Ericson quoted language from a letter he received from senior vice president and general counsel of 
Lifespace, Jodie Hirsch:  “As a 501c3, we’re charged with contributing positively to society.  Being 
accountable to society and to those we serve and showing through word and action, that we deserve the 
trust of our residents and their families.”  Mr. Ericson believed the commissioners could agree with the 
residents that Lifespace was not living up to this commitment.  He asked the commissioners to not 
support the petitioner’s request to evict the residents from their homes and construct a new health center 
in its present location.

Mr. Jim Leichti, 6673 Garden Court, stated that about half a century ago he sat where the commissioners 
were and understood how seriously the commissioners took the responsibilities of their position.  Sitting 
on the other side, he now knew how all those people felt that faced him.  Years ago he and his wife and 
family lived along Prairie Avenue near Longfellow School and after 45 years their five-level home took 

ORD 2017-7302 Page 111 of 234



its toll on his wife’s knees.  They needed a one floor residence and so they moved to Fairview Baptist 
Home where the two of them lived independently in a ranch cottage, two-bedroom/2 bath home, two 
living rooms and a kitchen and a year-round enclosed sun porch.  They have flower gardens and a 
number of fruit trees and a maple tree as well as a rear courtyard full of flowering trees where residents 
walk with their loved ones in wheel chairs and rest on the benches, etc.  Mr. Leichti said it is a restful 
place on the campus.  He spoke of the nature the residents see in the wooded areas.  He noted, however, 
that last November, he received a note from management advising that he and his wife’s long-time home 
would be razed on Memorial Day.  

Mr. Leichti said his contract with Lifespace, owner of Oak Trace, stated he and his wife will “never be 
evicted.”  He further stated that a change of this magnitude will be devastating.  He asked the 
commissioners to vote for an extensive construction delay and that the commission suggest that 
Lifespace find an alternative location for planned facilities or offer, at least, equivalent living 
arrangements to the 28 affected families.  

Rev. David Bebb Jones, 6584 Willowood Court (Phase II) stated he was surprised that Mr. Devlin said 
that Lifespace came in 2007.  He clarified that Lifespace came in August of 2011.  He was on the 
bankruptcy committee when Fairview Village went into bankruptcy and represented unsecured creditors.  
Some of the other residents present were also on the same committee.  He stated the bankruptcy court 
and judge were very clear that any persons or corporations interested in purchasing the bankrupt 
Fairview Village would honor the contracts of all residents.  He believes Lifespace intended to do that 
when they purchased Fairview Village.  However, what was distressing to the residents was the manner 
in which the decision was made and in which it was conveyed.  To his knowledge, Mr. Devlin, Mr. 
Ericson and others did not meet with any of the residents and he was not part of the way they developed 
the campus.  He reiterated that it was conveyed to the 28 cottage residents one hour before it was 
announced to the rest of the facility.  

He stated he knew the residents had asked since they knew it was coming to be involved in some 
fashion, but the community was not involved and a decision was made and the commission was hearing 
from representatives of those who are affected immediately or who will be affected in two or three 
years.  There was no concern for the sensitivity, stress or anxiety that would come to the residents or 
their families.  From that first meeting, Mr. Bebb Jones stated they told the residents they did not have a 
plan but would meet individually with residents to find a way.  However, he stated that when the 
decision was made there was no plan for what to do for the residents who had lived under contract for 
either the rest of their time or if there needed to be a redevelopment of equal or similar types of 
residence.  It has also created an anxiety with the parent organization, which he was sad about.  He loves 
living at Oak Trace and loves the people he lives with, the staff, the community and the programs.  He 
agreed there could have been a better way of working together for all involved.  He asked the 
commissioners not to approve the request until everyone who was impacted would have a satisfactory 
arrangement and to take that into consideration. 

Mr. Terry Carden, attorney with Myers, Carden & Sax, representing Oak Trace, stated he had numerous 
communications with Mr. Manski, who represents several of the residents heard tonight.  He stated he 
represents long-term care facilities throughout the States of Illinois and Wisconsin.  He stated Lifespace 
does have integrity and is caring.  He stated this was not the forum to litigate the issues that were raised 
but said the contracts that were in place were in place pursuant to the Illinois Life Care Facilities Act and 
they were not leases or real estate transactions.  It was a life care plan.  He explained that the core of a 
continuing care retirement community in Illinois or any other state is the health center or the skilled 
nursing facility, i.e., a nursing home.  It cannot operate without that component.  Mr. Carden pointed out 
that this facility had been operating since the takeover in 2011 under waivers by IDPH, which still 
allowed the facility to remain with the promise that it would be redeveloped.  He empathized with the 
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residents of the garden homes but pointed out there was no farm field next to the site anymore or 
opportunity to purchase more property in order to construct the facility.  He commended the architects 
for arriving at the plan in place since it was the best possible plan to address all of the issues.  He 
encouraged the commissioners to set aside the legal issues, focus on the plan, and support the proposal.

Ms. Amy LaCroix, Regional Operations Director with Lifespace Communities, after hearing the input 
wanted to clarify some of the comments made.  First, as to the eviction, she stated she attended the 
meeting that was outlined in Mr. Devlin’s PowerPoint presentation which was in November.  The plan 
was to meet with the residents one on one because there were various levels of living on the campus and 
they wanted to discuss with the residents their desires to either downsize or choose a higher level of 
living.  Examples followed.  Residents were offered three options:  1) Lifespace would pay for the 
residents’ move, pack/unpack their belongings, refurbish the new apartment at Oak Trace that would 
include residents’ upgrades either bringing it up to the same level as Oak Trace or reimburse them; 2) 
Equitable size – currently there were 30 vacant apartments at Oak Trace (studio to two bedrooms) with a 
square footage range of 900 to 1100 sq. feet.  The affected garden homes in Phase I were 1150 to 1250 
square feet.  So far there are 7 residents with 3 who moved internally, 3 that chose to move out (an 
option with 100% refund) and 1 to a higher level of care.  Four residents were currently pending 
between internal transfer and moving out.  

Ms. LaCroix stated that the current garden homes in Phase I were substantially lower in their monthly 
fee as compared to the rest of the campus on the residential living side.  Lifespace would like to honor 
that and so for the five years of construction for Phase I and II, the monthly fee would remain the same 
for the affected residents in Phase I (about 5 years).  After Phase II was completed, incremental 
increases, for the next 5 years, would start to bring the monthly fees up closer to market value, given the 
investment Lifespace was making in Oak Trace -- $70.0 Million for Phase I; Phase II $70 to $80 Million 
– over an estimated 10 year timeline.  The annual rate increase would still remain in place.  

Regarding the communication, Ms. LaCroix stated that currently there were 274 residential living 
apartments -- garden and townhomes combined -- at Oak Trace and 230 were presently occupied. She 
stated it would be difficult to communicate with a small group and not have that communication be 
given out to the larger group without some explanation, which was why the decision was made to 
communicate in a townhome forum, meet with the affected residents prior to the meeting, and help 
control the message in a smaller group as approved by her company’s board of directors.  The year and a 
half alluded to by Mr. Devlin was the due diligence, market feasibility before going before her board of 
directors for approval.  Regarding the Health Center, she reiterated it was operating under a waiver and 
currently there were 105 residents being cared for and 49 in the sheltered care.  Twelve residents receive 
dialysis.  Health Center residents and the Residential Living residents could both take advantage of the 
dialysis center should they need it but the regulation stated that the Residential Living and the Health 
Center needed to be connected so that a Residential Living resident did not have to go through the 
Health Center to take advantage of the dialysis center.

Ms. Dorothy Danielson, 6671 Woodview Ct., stated no one has mentioned that in the residents’ contract 
it says that they are allowed to displace us to something similar – an apartment will never be similar to 
what she lives in:  five rooms, attached garage, a porch and beautiful gardens.  She would have never 
moved into Oak Trace and into a apartment.  She noted her former Elmhurst home was 50 years old and 
no one was tearing it down.  The key word was “similar” and it was in the contract.

Hearing no more comments, the chairman stated the commission would take a five minute break and 
have Mr. Devlin return to address the comments raised and provide a closing statement.  
(The commission took a five-minute break at 9:15 p.m.; reconvened at 9:20 p.m.)
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Mr. Devlin stated he wanted to touch on a comment raised, which was how long his company was 
planning, wherein he estimated 18 months, but he wanted to clarify that “pencil didn’t go to paper long 
after that.”  He did not want to give anyone in the room the impression that he knew for 18 months that 
Lifespace was going to destroy the cottages.  Secondly, he acknowledged the process had been very 
difficult for those that were cared for on a daily basis but explained that if nothing was done at Oak 
Trace the consequences could be significantly dire for more residents.  He summarized the campus was 
purchased out of bankruptcy and there were problems with it and the plans presented today were $150 
Million Dollars’ worth of investment in the campus to sustain it.  There were many residents that would 
benefit from the investment, including those in the room, but it was at the cost of their current homes.  
Furthermore, he commented that while there were some contract comments being quoted to the 
commission, his firm worked closely with village staff, followed rules and adhered to the items outlined 
in the PUD and he would hope this commission would approve the project for those reasons and he 
would continue to work with the residents on the other items.

Mr. Kulovany pointed out under that under paragraph E of the PUD, the commission is to protect the 
interests of surrounding property owners, residents and existing and future residents and to not take into 
consideration third-party contracts.  However, due to the residents’ comments and the letters he read, he 
found it impossible to separate the well-being of the existing residents without the financial 
considerations or the considerations for their moving.  Mr. Kulovany asked whether the previous 
contracts went away with the bankruptcy or did Lifespace enter into new contracts with the residents.

In response, Mr. Terry Carden, attorney with Myers, Carden & Sax, representing Oak Trace, explained 
the contracts that were with Fairview Baptist that existed prior to the bankruptcy still remained in place.  
Many other residents had contracts that were initiated with Lifespace and many of the contracts had 
language in them that dealt with the eventuality of campus redevelopment and talked about moving 
units.

Mr. Kulovany asked Mr. Carden if there was a definition for the word “similar” as referenced by some 
of the residents, wherein Mr. Carden surmised that “similar” typically is meant by square footage in the 
industry and for many residents in the room it would not be a satisfactory answer.  Furthermore, he 
stated that the Life Care contract was based upon the services and not the location.  In courts of review, 
Illinois state statute does not provide a specific right to a specific unit within the entire community 
because it is a continuing care retirement community.  It provides for the multiple levels of care and also 
provides for the opportunity to move to different units within the same level of care.  What Lifespace 
was attempting to do with every resident was to make every accommodation possible that went beyond 
the terms of the contract with regard to moving expenses, reimbursement and refunding of the entrance 
fee.  With regard to any changes that were made to the property or to the unit -- the garden home – make 
it equivalent as best possible in a different unit.  If there was the need to move to a smaller unit and then 
eventually to a larger unit, based on the desires of the resident, Lifespace has been communicating 
specific options “along those lines.”  He stated it was never going to be perfect or a one for one.  
However, without approving the proposed plan there would be not Health Center and without a Health 
Center, a CCRC could not survive.

Mr. Kulovany asked what was the typical deposit (entrance fee) for a two bedroom townhome, wherein 
Mr. Devlin stated it depended upon when someone purchased and the prices changed throughout, 
depended upon the contract type and refundability.  What the charge was for today, he offered to get 
those figures for the commission.  

As a follow-up question, Mr. Kulovany asked how frequently townhomes became available. 

Ms. LaCroix stated she did not have the paperwork for the two bedrooms; however, she clarified that the 
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entry fees for a 90% refundable studio to the townhome ranged anywhere from $80,000 to $500,000 at 
Oak Trace, based on current product.  The garden and townhomes at Oak Trace stayed “fairly occupied” 
and she could not provide a number as to how often they become available.  

Ms. Johnson said it was stated that Oak Trace tries to provide “similar accommodations in the same 
level of care” and asked if that was also being done for the new apartments, wherein Ms. LaCroix 
confirmed positively and clarified that the garden and townhomes were considered residential (or 
independent) living and the apartments were the same.  In addition there were two other levels of living 
on campus which was the Health Center (skilled nursing) and Sheltered Living (assisted living).

Mr. Boyle asked to explain the difference between the 2007 approved plan and the proposed plan.

Senior Village Planner Leitschuh recalled there was another multi-story residential living building but 
she could not remember whether it was just apartments or was sheltered care.  Some of the garden 
homes were remaining and some of them were proposed to be demolished.   

Ms. Gassen asked if the petitioner was trying to get other property on the west side of Fairview in the 
2007 petition, wherein Ms. Leitschuh said there were two parts to that PUD.  The one that was approved 
by council was similar to the plan being proposed tonight but was for the stand-alone lot.  A second part 
of that was not recommended and that was across the street on Fairview and it was for expanding the 
Oak Trace campus to the other side of Fairview which did not go through.  

Hearing no other questions for the petitioner, Chairman Rickard closed the public hearing.

After reviewing the plan and listening to the testimony, Chairman Rickard believed no one objected to 
the proposal that was being presented as it relates to the construction, the amenities and the amendment 
to the PUD.  However, he believed the main issue revolved around the contractual agreement between 
the residents and the organization that ran the project.  Basing it on the PUD amendment, he had no 
reason to deny it but then again had no doubt there were issues that needed to be reviewed, but they were 
outside the purview of the Plan Commission.  He agreed much commentary, from both sides, was heard 
but did not know if it was something the commissioners could or should be discussing/reviewing at this 
level.

Ms. Johnson asked for clarification and interpretation from staff regarding some wording as it relates to 
“the obligation to review or protect the existing residents” as it related to the comprehensive plan and 
private contracts, wherein Ms. Leitschuh explained that every petition that comes before the commission 
ends up being a private relationship between a tenant and an owner of the property which staff does not 
get in the middle.  Contracts are not reviewed by staff, and staff has strict guidelines and case law from 
the state and the Supreme Court determining what staff must base decisions on.  Staff relies on the 
zoning ordinance and comprehensive plan.  

While Ms. Johnson understood staff’s explanation regarding the contracts, she pointed out that staff was 
quoting in the commissioners’ packets such language had to be considered by the commission and asked 
staff what it had in mind when that was drafted.  Ms. Leitschuh stated that phrase was listed in the PUD 
section because a PUD is a more unique, flexible zoning tool when reviewing certain types of 
developments where unusual conditions exist on a site.  Examples followed.  Ms. Leitschuh explained 
that when staff is reviewing Section E of the PUD, it considers the appropriateness of a PUD versus 
enforcing the strict zoning district requirements, and whether the general public benefit is greater than 
what can be accomplished with strict R-5A zoning.  She stated the proposal was already a PUD and met 
that criteria, i.e., it still functions as a senior living facility/continuing care facility and were not 
changing the proposal before the commission currently.  
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Mr. Kulovany inquired that if the village council approved the proposal, how long would the petitioner 
have to pull permits after an approval and when would they have to break ground, wherein Ms. 
Leitschuh (looks up timeline and reads) summarized that the petitioner would have within one year for 
the first permit and then one opportunity for an extension.  For projects to be developed in phases, she 
indicated that since the petitioner put forth project timelines, staff assumed those to be agreed upon and 
accepted.  As for those projects under litigation and what happens to the approval process, Ms. 
Leitschuh stated that, to her knowledge, it still remained.  However, she would have to speak to the 
village’s attorney to confirm.

Mr. Boyle, understanding that the facility was currently operating under waivers, asked staff if there was 
a duration to those waivers, wherein staff did not know the answer.

Mr. Kulovany further voiced that Items A through D of the PUD had been met and it met with the 
village’s Comprehensive Plan for the open front yard.  The new units were higher quality, which was a 
positive, and a goal of the village’s Comprehensive Plan.  The elderly population was also growing 
which matched up to the Comprehensive Plan.   Lastly, he saw the proposal as drawing new residents to 
Downers Grove and allowing Downers Grove residents to remain in the village.  However, the issue he 
had was considering the trees, the gardens, the fact that surface attached garages existed, and being able 
to walk out one’s back/front yard, there were no similar properties and so he would not support the 
proposal.  Mr. Kulovany cited his own father’s residency at Fairview Village and pointed out that for 
those current residents who chose townhomes, they chose certain attributes and put down a significant 
amount of money for safekeeping with Fairview Village, later to become Oak Trace, which was a 
“significant vote on their part.”  

He did not believe the commission was protecting the existing residents – citing that it was a 
recommending body guided by ordinances -- and that the village council made the final decision.  He 
also did not believe there was a good faith effort made, especially with 64% open space, no offer for 
temporary living of similar type residence in other properties.  In walking the site, there was room to do 
it.  He would not support. 

Ms. Gassen, in reviewing the plan and what was being proposed, believed everyone agreed the proposal 
was good for the community and the senior citizen population, but the larger issue for the commissioners 
was addressing Paragraph E of the PUD and whether the commission thought terms and conditions had 
been imposed to protect the interests of the existing residents of the PUD.  Ms. Gassen asked for staff’s 
confirmation that when the commissioners review the proposal that they are to look at the specifics of 
the project and not the interim construction complications, wherein Ms. Leitschuh stated that was the 
criteria for reviewing.  

Ms. Rollins pointed out that the commission had to also take into consideration the residents who were 
not present at the meting that did see an improvement, i.e.,  they saw a potential improvement to a 
facility they live in that currently did not meet code.  

The chairman entertained a motion.  

WITH RESPECT TO FILE 17-PLC-0003, MS. ROLLINS MADE A MOTION THAT THE 
PLAN COMMISSION RECOMMEND TO VILLAGE COUNCIL TO APPROVE THE 
PLANNED UNIT DEVELOPMENT AMENDMENT FOR THE OAK TRACE SENIOR LIVING 
COMMUNITY AT 200 VILLAGE DRIVE, SUBJECT TO STAFF’S EIGHT (8) CONDITIONS.

NO SECOND.  MOTION DIED FOR LACK OF A SECOND.
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WITH RESPECT TO FILE 17-PLC-0003, MS. JOHNSON MADE A MOTION THAT THE 
PLAN COMMISSION RECOMMEND THAT THE VILLAGE COUNCIL DENY THE 
PLANNED UNIT DEVELOPMENT AMENDMENT SUBJECT TO THE FOLLOWING EIGHT 
(8) CONDITIONS LISTED IN STAFF’S REPORT:

1. THE PLANNED UNIT DEVELOPMENT AMENDMENT SHALL SUBSTANTIALLY 
CONFORM TO THE STAFF REPORT; ENGINEERING, ARCHITECTURAL AND 
LANDSCAPE DRAWINGS PREPARED BY SAS ARCHITECTS AND PLANNERS, 
DATED JANUARY 13, 2017 AND LAST REVISED ON FEBRUARY 9, 2017 EXCEPT 
AS SUCH PLANS MAY BE MODIFIED TO CONFORM TO THE VILLAGE CODES 
AND ORDINANCES. 

2. THE HEALTHCARE CENTER AND THE NEW RESIDENTIAL LIVING BUILDING 
SHALL BE EQUIPPED WITH AN AUTOMATIC SUPPRESSION SYSTEM AND AN 
AUTOMATIC AND MANUAL FIRE ALARM SYSTEM. 

3. A FIRE COMMAND CENTER SHALL BE PLACED WITHIN THE DEVELOPMENT 
IN A LOCATION APPROVED BY THE FIRE DEPARTMENT. 

4. ALL FIRE DEPARTMENT CONNECTIONS SHALL BE LOCATED WITHIN 100 
FEET OF FIRE HYDRANTS AND SHALL REQUIRE APPROVAL OF THE 
LOCATIONS AT EVERY PROJECT PHASE. 

5. THE INTERIOR COURTYARD SHALL HAVE A MOUNTABLE CURB AND 20-FOOT 
WIDE FIRE LANE IN A LOCATION APPROVED BY THE FIRE DEPARTMENT. 

6. UTILITY EASEMENTS FOR THE NEW WATER MAIN SHALL BE PROVIDED. 
7. STORMWATER EASEMENTS SHALL BE GRANTED OVER ALL STORMWATER 

FACILITIES, EXISTING AND PROPOSED, THAT ARE NOT CURRENTLY IN 
EASEMENTS. 

8. PRIOR TO THE BUILDING PERMIT FOR PHASE III BEING ISSUED, THE 
APPLICANT SHALL PROVIDE A $51,634.98 PARK DONATION FOR NINE LIVING 
UNITS.

SECONDED BY MR. KULOVANY.  ROLL CALL: 

AYE: MS. JOHNSON, MR. KULOVANY, MR. BOYLE, MS. GASSEN
NAY: MS. ROLLINS, CHAIRMAN RICKARD
ABSTAIN:  MR. QUIRK

MOTION TO DENY PASSED.  VOTE:   4-2-1

Ms. Leitschuh asked those commissioners who voted to deny the motion if they wanted to add something 
to the record.  Chairman Rickard stated he felt the project was a benefit and it met the standards but the 
one issue that appeared to have a split was the contractual issues which was out of the commission’s 
purview.  If there was something illegal it would be determined by a court of law.  

Ms. Rollins said her comments were similar and felt there may be litigation issues but it was a 
planning/zoning issue which she felt the petitioner met the needs and followed the zoning requirements.  
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March 27, 2017 
 
Mayor Martin T. Tully and Members of the Village Council 
Village of Downers Grove 
801 Burlington Avenue 
Downers Grove, Illinois 60525 
 
RE:  Oak Trace Senior Living Community: Proposed Planned Unit Development Amendment 
 
Dear Mayor Tully and Council Members: 
 
We represent Lifespace Communities (“Lifespace”), the owner of Lifespace DG, LLC d/b/a Oak 
Trace Senior Living Community which is located in the Village at 200 Village Drive 
(“Oak Trace”).  As you are aware, Lifespace has requested approval of a Planned Unit 
Development amendment for a campus master plan for Oak Trace (the “Proposed PUD 
Amendment”).  The Oak Trace community is located on approximately 38 acres which are zoned 
R-5A/PUD.   
 
Both in its written submittals to the Village and at the March 6 Plan Commission public hearing, 
Lifespace presented compelling evidence that the Proposed PUD Amendment satisfies the 
review and approval criteria for a Planned Unit Development amendment set forth in 
Section 28.12.040.C.6 of the Downers Grove Zoning Ordinance.  Indeed, your staff concluded, 
in its March 6th report to the Plan Commission (the “Staff Report”), that the Proposed PUD 
Amendment is consistent with the Village’s current and draft Comprehensive Plans, the Zoning 
Ordinance, and surrounding zoning and land use classifications.  For that reason, your staff 
recommended that the Plan Commission recommend that you approve Lifespace’s request.   
 
We are submitting this correspondence to you in response to certain concerns that were 
expressed at the Plan Commission public hearing and to explain further why we believe the 
Proposed PUD Amendment satisfies the aforesaid review and approval criteria.   
 
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.  
 

RESPONSE:  This sentence of the Zoning Ordinance clearly indicates that no single 
standard is to dominate the decision to approve the Proposed PUD Amendment. 
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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. 
 

RESPONSE: As noted in the Staff Report: “The property is already zoned 
R5-A/PUD (Residential Attached House 5A/Planned Unit Development) and 
comprises Fairview Baptist Home Planned Development #32 (ORD #3456).  The 
proposed PUD Amendment does not require a zoning map amendment.  Thus, this 
standard is not applicable.”   

 
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. 
 

RESPONSE:  As noted in the Staff Report, the Proposed PUD Amendment is 
consistent with both the current and draft updated Comprehensive Plans.  The 
Comprehensive Plan dated July 21, 2015 identifies the Oak Trace property as “Multi-
Family,” where “specialized senior housing” is encouraged.  The Comprehensive 
Plan also indicates that “[s]enior housing, which includes multi-family residential and 
assisted and extended-care facilities, should be provided in convenient locations to 
accommodate the needs of senior citizens within Downers Grove.  This allows 
Downers Grove residents to age in place and remain in the community.”  As further 
noted in the Staff Report, “[w]ith multiple buildings and uses on a single campus, a 
PUD overlay allows for a creative and modern development while addressing the key 
concepts of improved pedestrian circulation, safety, and senior living opportunities 
per the current and draft updated Comprehensive Plan.”  The Proposed PUD 
Amendment will provide each of the types of senior housing recommended in the 
Comprehensive Plan in a convenient location.  Thus, this standard is satisfied.   

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

RESPONSE: The Proposed PUD Amendment satisfies the vast majority of the PUD 
overlay district objectives set forth in Section 4.030 of the Zoning Ordinance, where 
“furtherance of some or all of” such objectives is recommended.  Specifically:   
 

(1) The Proposed PUD Amendment implements the goals of the 
Comprehensive Plan by providing numerous senior living opportunities in 
Downers Grove and at this location.   

(2) The Proposed PUD Amendment addresses ongoing changes in social, 
economic and market conditions and will provide for modernized senior 
living, which achieving the public benefit of serving the growing senior 
community in Downers Grove.   
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(3) The Proposed PUD Amendment includes the efficient and economical 
provision of facilities and services by providing open natural spaces for the 
enjoyment of senior citizens and by providing necessary services for 
Downers Grove’s senior citizen population.   

(4) The Proposed PUD Amendment provides a variety of housing types and 
sizes while providing a mixed-use type of campus with many common area 
amenities.   

(5) The Proposed PUD Amendment involves a relatively compact, mixed-use 
redevelopment where residential and other spaces are located in close 
proximity to one another.   

(6) The transportation network within Oak Trace will be improved for both 
motorized and non-motorized travel.   

(7) The new buildings in Oak Trace will be of a high quality and will transition 
smoothly to surrounding areas.  The taller buildings will be located in the 
center of the site and smaller, lower buildings will be located around the 
perimeter.  In addition, Oak Trace will be separated from neighboring 
properties by berms and substantial landscaping.   

(8) The Proposed PUD Amendment preserves the existing wetland area along 
the north property line as well as a popular barn that serves as an amenity to 
the residents.   

(9) The Proposed PUD Amendment contemplates the incorporation of many 
sustainable features.   

(10) Oak Trace, as redeveloped, will include attractive, high-quality landscaping 
(including native landscaping), lighting, architecture and signage.   

 
Thus, this standard has been satisfied. 

 
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. 
 

RESPONSE: As noted in the Staff Report, the Proposed PUD Amendment “will 
result in the redevelopment of an existing senior living facility in the Village that 
currently serves the senior citizens of Downers Grove.  The ability to modernize the 
facility and continue to offer a variety of housing options for a numerous seniors is a 
public benefit.  As the population of Downers Grove ages and grows, it is important 
that housing opportunities are provided for our seniors which allows them to age in 
place and within the community.”   
 
In addition, the modernization of the facilities is not only a benefit to the public--it is 
an absolute necessity.  Oak Trace is currently operating under an FSES (Fire Safety 
Evaluation System) plan of correction for a number of building deficiencies.  Under 
an FSES plan of correction, Oak Trace has developed equivalencies to meet current 
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fire and safety code standards.  However each year the ability to construct 
equivalencies becomes more difficult and expensive.  As building codes continue to 
evolve, it is only a matter of time when Oak Trace will not be able to construct 
equivalencies for this aging structure to keep it in compliance with licensure 
requirements.  The only option will be the demolition and rebuilding of the existing 
structure.  Trying to correct the deficiencies within the current structure is fiscally 
and, for all intents and purposes, physically impossible.   
 
Thus, this standard has been satisfied. 

 
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. 
 

RESPONSE: (a) Effect on surrounding property owners and residents:  As noted 
above, to minimize adverse impact on surrounding property owners and residents 
Lifespace has planned for the construction of taller buildings near the center of the 
site and for the construction of lower buildings around the perimeter of the site, and it 
will be constructing berms and substantial landscaping around the site perimeter.   

 
(b) Effect on existing and future residents of the PUD:  To provide the best possible 
living experience and care for existing and future Oak Trace residents, and to ensure 
ongoing compliance with the stringent Illinois Life Care Facilities Act which governs 
the permitting and use of life care contracts in the state, as well as the requirements of 
the Illinois Department of Public Health (for skilled nursing care) and the Illinois 
Department of Aging (for assisted living), Lifespace has determined that it is 
critically important to address its long-deferred need to upgrade and modernize its 
physical plant.  When Lifespace purchased the property in 2011, it recognized that it 
would need to fund and construct a major redevelopment plan, largely due to an aging 
campus which had not be materially improved for decades.  Lifespace was the 
successful bidder in the bankruptcy proceeding largely due to its financial ability to 
bring much needed improvements to the property, including the ability to address the 
issue of the aging Health Center, which at that time was operating under state waivers 
due to the inability of the then-owner to finance necessary improvements to maintain 
its licensure.  Upon purchase of Oak Trace, Lifespace instituted new residency 
agreements which advised the resident that Lifespace would be reconstructing the 
campus and that such reconstruction would require relocation to similar units (it is 
interesting to note that the former owner, Fairview Baptist Home, had the exact same 
provision in its residency agreements since 2009, when it became apparent to them 
that demolition would be the only option.)  In this context, “similar” does not mean 
“exactly the same,” but rather other residential living units where a resident is 
provided the service amenities and health care contemplated by the contract.  It is 
important to note that what Oak Trace residents purchase is not the real estate or an 
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interest in real estate, but a Life Care contract that is essentially a health insurance 
contract – it provides that the resident will be cared for at Oak Trace throughout the 
term of their contract, which in most cases is the resident’s lifetime.  The different 
levels of living offered by Oak Trace, based on the resident’s care needs, specifically 
contemplate resident moves throughout the campus based on the condition of his or 
her health.  The paragraph concerning construction was an additional provision 
advising them that they might also need to move to a different location given the 
needs of redevelopment.  The primary importance in a Life Care contract is that, no 
matter the reason for the move, the resident’s health benefits will continue.  It is an 
unfortunate reality that the Health Center building on the Oak Trace campus is 
functionally obsolete, and its physical plant has reached the end of its useful life.  In 
order to address these significant capital needs, and to provide the opportunity to 
serve a greater number of senior citizens in the future, Lifespace has no choice but to 
reconfigure portions of the property to reconstruct the Health Center building.  
Additionally, to meet market demand and the needs of current residents, Lifespace is 
providing additional levels of living by adding Assisted Living apartments and 
associated commons along with Assisted Living licensed Memory Support suites to 
protect and care for residents suffering from dementia and Alzheimer’s.  The 
redevelopment of Oak Trace will ensure its long-term viability both for current and 
future residents of the community.  Failure to upgrade the facilities will ultimately 
result in the loss of licensure and subsequent forced closure and/or by the continuous 
decline in occupancy and, therefore, financial hardship.   
 
Initially, as to Phase I of the development, some 27 of the current residents of Oak 
Trace voiced concerns about the demolition of existing townhomes and cottages 
asserting that such demolition would cause them undue hardship and violate their 
contractual agreements with Lifespace.  This number has since decreased by half as 
Lifespace has provided a number of options to these residents, both financial and 
physical, to address their concerns.  While Lifespace has significantly ameliorated 
these concerns, private contractual arrangements with the residents have no bearing 
on the Village’s consideration of the Proposed PUD Amendment.  See Hibser v. 
Zoning Bd. of Appeals of Peoria County, 12 Ill.App.2d 365 (2nd Dist., 1957).  
Lifespace does not dispute that as members of the public these residents are entitled 
to have their voices heard and their opinions considered.  However, the interests of a 
smaller group may be outweighed by the interests of the community as a whole.  
See Hannifin Corp. v. City of Berwyn, 1 Ill.2d 28 (1953) and Klehr v. Zoning Board 
of Appeals of the Village of Skokie, 24 Ill.App.3d 512 (1st Dist., 1974).  In this case, 
the hundreds of other residents of Oak Trace and the greater Downers Grove 
community, both today and in the future, will be affected should Lifespace not be 
permitted to upgrade and modernize. 
 
To that end, Lifespace has exercised an exceptional degree of care in considering the 
proposed redevelopment of the site with a view to both the current and future needs 
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of the community for the proposed improvements.  Lifespace did not take lightly its 
decision to demolish the townhome and cottage units, and it is pursuing every 
possible measure to ensure that the transition is as smooth and seamless as possible 
for the residents who have been requested to relocate.  Lifespace has been transparent 
regarding the redevelopment process by hosting a number of community and 
individual meetings, allowing for question and answer sessions and working with the 
affected residents to address their concerns.  Such measures include: the return of 
100% or more of the entrance fee initially paid; priority access to available 
apartments; reimbursement of attorneys’ fees; additional payments for inconvenience; 
a discounted monthly fee rate on the new apartment; reimbursement or direct 
payment of all packing and moving costs; assignment of parking spaces in the 
parking garage; and free refurbishment of the new apartment.  Moreover, many of the 
amenities referenced in the resident letters, such as having a pet, access to craft 
rooms, access to nature and the like, are all available in the apartments, in addition to 
other services such as exercise facilities and life enrichment activities and venues, 
which will now be closer in proximity and more easily accessible than from the 
cottage homes.   
 
As evidence of the care and consideration that went into the planning of the Oak 
Trace redevelopment project, and to address comments made at the Plan Commission 
public hearing regarding an 18-month timeline, Lifespace spent a great deal of time in 
due diligence and architectural study before establishing the current plan of 
redevelopment.  Initial due diligence and engagement of necessary consultants began 
in August, 2014.  In response to information discovered during due diligence, the 
project planning and architectural designs continued to be refined through July, 2016.  
In that time, financial models, market studies, Lifespace Board of Directors 
presentations, and continuous architectural concepts varying significantly from one 
schematic to another were conducted.  Multiple site options were considered with 
respect to the scope and design of the project.  The current plan was approved by the 
Lifespace Board of Directors in July, 2016 and chosen by them as it promised the 
most amenities and services for the residents in a financially feasible model.  It is 
important to note that the costs of construction are not paid by a fund that Lifespace 
holds apart from resident revenue.  The business model for a not-for-profit senior 
living community is built entirely on revenue received from the residents.  The 
challenge for any not-for-profit senior living provider is to provide the best services 
and amenities at a cost that the residents can afford.  It is very important to note that 
the proposed development will not come at any additional expense to the current 
residents at Oak Trace.  To support the business model, the revenue created by the 
residential living expansion will support the debt needed to construct a new Health 
Center building and renovate and expand the commons amenities available to the 
residents.  The current residents will retain tremendous value for the fees that they 
pay while obtaining the benefits of brand new amenities.  In light of this important 
fact, before communicating plans to residents, Lifespace felt it important to further 
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develop the architectural plans and seek construction pricing input for inclusion in the 
financial model to verify the project’s feasibility.  Once the project was fully vetted, 
Lifespace communicated plans of the project to its residents in November, 2016.   
 
The decision to redevelop Oak Trace has not been made arbitrarily or unreasonably.  
It was made with only the best interests (both services and costs) of its current and 
future residents in mind.  The short-term inconvenience to the townhome and cottage 
residents will be more than offset and compensated for by the long-term viability, 
health and vibrancy of the community as a whole.   
 
For the foregoing reasons, this standard has been satisfied. 

 
Our project team looks forward to continuing its work on this exciting project with your staff and 
to appearing before you on April 11th.   

 
Very truly yours, 

 
MELTZER, PURTILL & STELLE LLC 

 
Harold W. Francke 
 
cc:   

Brian Devlin, Lifespace Communities, Director of Design, Construction and Redevelopment  
 Jodi Hirsch, Lifespace Communities, Senior Vice President and General Counsel 
 Patrick Gleason, Greystone Communities  
 Michael Arenson and Jim Moyer, SAS Architects & Planners 

ORD 2017-7302 Page 124 of 234



ORD 2017-7302 Page 125 of 234



ORD 2017-7302 Page 126 of 234



ORD 2017-7302 Page 127 of 234



ORD 2017-7302 Page 128 of 234



ORD 2017-7302 Page 129 of 234



ORD 2017-7302 Page 130 of 234



ORD 2017-7302 Page 131 of 234



ORD 2017-7302 Page 132 of 234



ORD 2017-7302 Page 133 of 234



ORD 2017-7302 Page 134 of 234



ORD 2017-7302 Page 135 of 234



ORD 2017-7302 Page 136 of 234



ORD 2017-7302 Page 137 of 234



ORD 2017-7302 Page 138 of 234



ORD 2017-7302 Page 139 of 234



ORD 2017-7302 Page 140 of 234



ORD 2017-7302 Page 141 of 234



ORD 2017-7302 Page 142 of 234



ORD 2017-7302 Page 143 of 234



ORD 2017-7302 Page 144 of 234



ORD 2017-7302 Page 145 of 234



ORD 2017-7302 Page 146 of 234



ORD 2017-7302 Page 147 of 234



ORD 2017-7302 Page 148 of 234



ORD 2017-7302 Page 149 of 234



ORD 2017-7302 Page 150 of 234



ORD 2017-7302 Page 151 of 234



ORD 2017-7302 Page 152 of 234



ORD 2017-7302 Page 153 of 234



ORD 2017-7302 Page 154 of 234



ORD 2017-7302 Page 155 of 234



ORD 2017-7302 Page 156 of 234



ORD 2017-7302 Page 157 of 234



ORD 2017-7302 Page 158 of 234



ORD 2017-7302 Page 159 of 234



ORD 2017-7302 Page 160 of 234



ORD 2017-7302 Page 161 of 234



ORD 2017-7302 Page 162 of 234



ORD 2017-7302 Page 163 of 234



ORD 2017-7302 Page 164 of 234



ORD 2017-7302 Page 165 of 234



ORD 2017-7302 Page 166 of 234



ORD 2017-7302 Page 167 of 234



ORD 2017-7302 Page 168 of 234



ORD 2017-7302 Page 169 of 234



ORD 2017-7302 Page 170 of 234



ORD 2017-7302 Page 171 of 234



ORD 2017-7302 Page 172 of 234



ORD 2017-7302 Page 173 of 234



ORD 2017-7302 Page 174 of 234



ORD 2017-7302 Page 175 of 234



ORD 2017-7302 Page 176 of 234



ORD 2017-7302 Page 177 of 234



ORD 2017-7302 Page 178 of 234



ORD 2017-7302 Page 179 of 234



ORD 2017-7302 Page 180 of 234



ORD 2017-7302 Page 181 of 234



ORD 2017-7302 Page 182 of 234



ORD 2017-7302 Page 183 of 234



ORD 2017-7302 Page 184 of 234



ORD 2017-7302 Page 185 of 234



ORD 2017-7302 Page 186 of 234



ORD 2017-7302 Page 187 of 234



ORD 2017-7302 Page 188 of 234



ORD 2017-7302 Page 189 of 234



ORD 2017-7302 Page 190 of 234



ORD 2017-7302 Page 191 of 234



ORD 2017-7302 Page 192 of 234



ORD 2017-7302 Page 193 of 234



ORD 2017-7302 Page 194 of 234



ORD 2017-7302 Page 195 of 234



ORD 2017-7302 Page 196 of 234



ORD 2017-7302 Page 197 of 234



ORD 2017-7302 Page 198 of 234



ORD 2017-7302 Page 199 of 234



ORD 2017-7302 Page 200 of 234



ORD 2017-7302 Page 201 of 234



ORD 2017-7302 Page 202 of 234



ORD 2017-7302 Page 203 of 234



ORD 2017-7302 Page 204 of 234



ORD 2017-7302 Page 205 of 234



ORD 2017-7302 Page 206 of 234



ORD 2017-7302 Page 207 of 234



ORD 2017-7302 Page 208 of 234



ORD 2017-7302 Page 209 of 234



ORD 2017-7302 Page 210 of 234



ORD 2017-7302 Page 211 of 234



ORD 2017-7302 Page 212 of 234



ORD 2017-7302 Page 213 of 234



ORD 2017-7302 Page 214 of 234



ORD 2017-7302 Page 215 of 234



ORD 2017-7302 Page 216 of 234



ORD 2017-7302 Page 217 of 234



ORD 2017-7302 Page 218 of 234



ORD 2017-7302 Page 219 of 234



ORD 2017-7302 Page 220 of 234



ORD 2017-7302 Page 221 of 234



ORD 2017-7302 Page 222 of 234



ORD 2017-7302 Page 223 of 234



ORD 2017-7302 Page 224 of 234



ORD 2017-7302 Page 225 of 234



ORD 2017-7302 Page 226 of 234



ORD 2017-7302 Page 227 of 234



ORD 2017-7302 Page 228 of 234



ORD 2017-7302 Page 229 of 234



ORD 2017-7302 Page 230 of 234



ORD 2017-7302 Page 231 of 234



ORD 2017-7302 Page 232 of 234



ORD 2017-7302 Page 233 of 234



ORD 2017-7302 Page 234 of 234


	tmpDB7.tmp
	03-06-17 PC Agenda
	Staff Report 17-PLC-0004 Report + Attachments.pdf
	Pages from Staff Report 17-PLC-0004 Resize attachments.pdf
	1614-03_AS1.2-Proposed Site Plan FINAL REV2-AS1.2 - Option 1.pdf
	Sheets and Views
	AS1.2


	1614-03_AS1.2-Proposed Site Plan Option 2_Redacted.pdf
	Sheets and Views
	AS1.2a


	1614-03_A1.25-Proposed Site  Option 3_Redacted.pdf
	Sheets and Views
	A1.25


	1614-03 _A 2.0 ELEVATIONS-A2.0.pdf
	Sheets and Views
	A2.0


	1614-03 _A 2.0 ELEVATIONS-A2.1.pdf
	Sheets and Views
	A2.1


	1030OgdenDG_TR1.0-TruckTurn_Rev20170224.pdf
	Sheets and Views
	C3.0


	1614-03_A1.1-Proposed Floor Plan-A1.1.pdf
	Sheets and Views
	A1.1


	1614-03_A1.1-Proposed Floor Plan-A1.2.pdf
	Sheets and Views
	A1.2



	170126_1030 W Ogden_Traffic Study.pdf
	Introduction
	Existing Conditions
	Site Location
	Existing Roadway System Characteristics
	Existing Traffic Volumes
	Crash Data Analysis

	Traffic Characteristics of the Proposed Development
	Proposed Development Plan
	Directional Distribution
	Estimated Site Traffic Generation

	Projected Traffic Conditions
	Development Traffic Assignment
	Background Traffic Conditions
	Total Projected Traffic Volumes

	Traffic Analysis and Recommendations
	Traffic Analyses
	Discussion and Recommendations
	On-Site Circulation and Design

	Conclusion
	Appendix.pdf
	Introduction
	Existing Conditions
	Site Location
	Existing Roadway System Characteristics
	Existing Traffic Volumes
	Crash Data Analysis

	Traffic Characteristics of the Proposed Development
	Proposed Development Plan
	Directional Distribution
	Estimated Site Traffic Generation

	Projected Traffic Conditions
	Development Traffic Assignment
	Background Traffic Conditions
	Total Projected Traffic Volumes

	Traffic Analysis and Recommendations
	Traffic Analyses
	Discussion and Recommendations
	On-Site Circulation and Design

	Conclusion
	1614-03_A1.4-Proposed Site Plan1-A1.4.pdf
	Sheets and Views
	A1.4


	Combined Analyses.pdf
	Ogden Avenue with Main Street - AMEX
	Ogden Avenue with Main Street - PMEX
	Ogden Avenue with Main Street - AMPR
	Ogden Avenue with Main Street - PMPR
	Ogden Avenue with Forest Avenue - AMEX
	Ogden Avenue with Forest Avenue - PMEX
	Ogden Avenue with Forest Avenue - AMPR
	Ogden Avenue with Forest Avenue - PMPR
	Ogden Avenue with Jewel-Osco Access Drive - AMEX
	Ogden Avenue with Jewel-Osco Access Drive - PMEX
	Ogden Avenue with Jewel-Osco Access Drive - AMPR
	Ogden Avenue with Jewel-Osco Access Drive - PMPR
	Ogden Avenue with Four Seasons Access Drive - AMEX
	Ogden Avenue with Four Seasons Access Drive - PMEX
	Ogden Avenue with Four Seasons Access Drive - AMPR
	Ogden Avenue with Four Seasons Access Drive - PMPR
	Main Street with Proposed Right-InRight-Out - AMPR
	Main Street with Proposed Right-InRight-Out - PMPR





	Stan-Attachments for Staff Report
	17-0113_ZoningSumission-ARCH.pdf
	T1
	T2
	A1
	A2
	A3
	A4
	HC1
	HC2
	HC3
	HC4
	HC5
	HC6
	HC7
	RL1
	RL2
	RL3
	RL4
	RL5
	RL6
	RL7
	RL8
	RLV1
	XLR3
	XRL1
	XRL2

	17-0209-Arch-Zoning Resubmittal.pdf
	T1
	A1
	A2
	A3
	A4
	HC3
	HC5
	RL3
	RL5

	17-0113_ZoningSumission-ARCH.pdf
	T1
	T2
	A1
	A2
	A3
	A4
	HC1
	HC2
	HC3
	HC4
	HC5
	HC6
	HC7
	RL1
	RL2
	RL3
	RL4
	RL5
	RL6
	RL7
	RL8
	RLV1
	XLR3
	XRL1
	XRL2

	17-0119_OakTrace-Photometrics.pdf
	E-1- EXISTING
	E-2- PH 1
	E-3- PH 2
	E-4-PH3
	PHOTOMETRICS- E-4- PH 3

	Stormwater Report.pdf
	3855.000 Oak Trace_ Stormwater Report.pdf
	3855.000 Oak Trace_ Stormwater Report_Narrative Only.pdf
	Exhibit 8 - Existing Impervious.pdf
	Exhibit 9 - Proposed Impervious.pdf
	Actual Release Calculation.pdf
	Preliminary Storm Sewer Tributary Area Exhibit.pdf
	Emergency Overflow Calculations.pdf

	Exhibit 1 - Location Map.pdf
	Exhibit 2 - Aerial Photo.pdf
	Exhibit 3 - USGS Topographic Map.pdf
	Exhibit 4 - Flood Insurance Rate Map.pdf
	Exhibit 5 - Wetland Inventory Map.pdf
	Exhibit 6 - NRCS Soils Map.pdf
	Exhibit 7 - Pond As-Built.pdf
	Exhibit 8 - Existing Impervious.pdf
	Exhibit 9 - Proposed Impervious.pdf
	Actual Release Calculation.pdf
	Preliminary Storm Sewer Tributary Area Exhibit.pdf
	Emergency Overflow Calculations.pdf
	3855.000 Oak Trace_Stormwater Report.docx
	1 Introduction
	2 Project Information
	3 Proposed Stormwater Management System
	4 Summary


	Kane-Dupage Land Use Opinion.pdf
	16-093 Exec Summary
	SOIL AND WATER CONSERVATION DISTRICT
	16-093
	December 2, 2016
	Village of Downers Grove

	Natural Resource Concerns

	16-093 LUO Report

	17-0113_ZoningSubmission-LS.pdf
	OakTrace_Concept_11317_ L1- PHASE 1
	OakTrace_Concept_11317_ L2- PHASE 2
	OakTrace_Concept_11317_ L3- PHASE 3
	OakTrace_Concept_11317_ L4- PHASE 1 Signage Locations
	OakTrace_Concept_11317_ L5 PHASE 2 Signage Locations
	OakTrace_Concept_11317_ L6 PHASE 3 Signage Locations
	OakTrace_Concept_11317_ L7-Sign Profiles



	tmp11D0.tmp
	200 Village Drive - resident letters
	Letters to Council
	Letters to Council.pdf
	Additional Letters 03272017
	More letters
	Scanned letters to add

	4285_001.pdf



