
VILLAGE OF DOWNERS GROVE
Report for the Village 

SUBJECT: SUBMITTED BY:

Ziegler - 2501 Ogden Avenue - Special Use
Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The petitioner is requesting approval of a Special Use Amendment to expand an existing automobile 
dealership outdoor display area at 2501 Ogden Avenue.

STRATEGIC PLAN ALIGNMENT

The goals for 2017-2019 include Strong and Diverse Local Economy.

FISCAL IMPACT

N/A

BACKGROUND

Property Information & Zoning Request
The petitioner is proposing to expand the parking lot into the vacant northeast corner of the parcel.  The 
resulting parking lot expansion will provide a total of 192 vehicle display car stalls, an increase of 93 stalls.  
The one point of access along Ogden Avenue will remain and no access points will be provided along Cross 
Street.  The petitioner will also provide pedestrian connections to both Cross Street and Ogden Avenue.  In 
addition to landscaping improvements in and around the parking lot,  a new six foot fence will be installed on 
the east side adjacent to the residentially zoned property.  The fence will match the existing six foot fence that 
will remain in place on the south side adjacent to a residentially zoned property. 

Compliance with the Comprehensive Plan
The Comprehensive Plan’s Future Land Use Map designates this property as Corridor Commercial.  Corridor 
Commercial uses include smaller regional commercial retail uses (such as auto dealers) that provide services 
and retail opportunities to the nearby neighborhoods and the surrounding region.  The Comprehensive Plan 
recommends aesthetic and functional improvements along Ogden Avenue. To meet this recommendation the 
petitioner is proposing additional landscaping in the outdoor display area, in addition to improving pedestrian 
connectivity by installing a new sidewalk on Cross Street and additional pedestrian connections to the existing 
commercial building. 

UPDATE & RECOMMENDATION
This item was discussed at the November 13, 2018 Village Council meeting. Staff recommends 
approval on the November 20, 2018 active agenda.   
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Compliance with the Zoning Ordinance
The proposed improvements will be compliant with all bulk regulations, including setbacks, open space, and 
lighting. 

Engineering\Public Improvements
The proposed development will meet all stormwater ordinance requirements. A section of the parking lot 
expansion will be constructed with permeable pavers to meet the required Post Construction Best 
Management Practices Storage Volumes. 

The petitioner will also provide a sidewalk within the right-of-way along Cross Street heading south from 
Ogden Avenue. The petitioner is also providing a fee in lieu of for the remainder of the sidewalk. 

Public Comment
On the day of the public hearing, staff received an inquiry from an adjacent resident who stated concern over 
existing security light levels, paging volumes, security alarms from the cars and speeding on site when walking 
along Ogden Avenue.   During the public hearing an adjacent property owner stated their support for the project, 
but they did mention concern regarding the existing traffic patterns stating that Cross Street is over capacity at 
Ogden Avenue certain times of the day, which may preclude traffic coming onto her business.

Lighting levels will be addressed with the petitioner’s photometric plan and additional fencing and 
landscaping will be provided along the east and south lot lines to create a buffer to potential lighting and noise 
impacts.  In the past, staff has shared similar traffic concerns along Ogden Avenue with IDOT. In response to 
these concerns, IDOT has shared that their principal focus is to continue to keep traffic moving on Ogden 
Avenue and the existing signal timing is aligned with their focus for this throughway.

ATTACHMENTS

Ordinance
Aerial Map
Staff Report with attachments dated October 1, 2018
Minutes of the Plan Commission Hearing dated October 1, 2018
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St. Mary's
Special Use – 18-PLC-0023

ORDINANCE NO. ________

AN ORDINANCE AUTHORIZING A SPECIAL USE FOR ST. MARY OF GOSTYN 
PARISH AND SCHOOL LOCATED AT 440 PRAIRIE AVENUE, 

428 PRAIRIE AVENUE AND 4737 DOUGLAS ROAD
TO CONSTRUCT A SCHOOL GYMNASIUM ADDITION 

WITH VARIATIONS 

WHEREAS, the following described property, to wit:

LOTS 33 THROUGH 37  IN BLOCK 4 IN GOSTYN SUBDIVISION OF PART OF THE 
NORTHEAST ¼ OF SECTION 8, TOWNSHIP 38 NORTH, RANGE 11, EAST OF THE THIRD 
PRINCIPAL MERIDIAN, DUPAGE COUNTY, ILLINOIS 

Commonly known 4737 Douglas Road, Downers Grove, IL 
  PIN: 09-08-221-027

LOTS 38, 39, 40, 41, 42 AND 43 IN BLOCK 4 IN GOSTYN, A SUBDIVISION OF PART OF THE 
NORTHEAST ¼ OF SECTION 8, TOWNSHIP 38 NORTH, RANGE 11, EAST OF THE THIRD 
PRINICIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED JUNE 8, 1889 
AS DOCUMENT 41158, IN DUPAGE COUNTY, ILLINOIS

Commonly known as 440 Prairie Avenue, Downers Grove, IL  
PINs: 09-08-221-028; -014, -015

LOT 2 IN SKALA'S RESUBDIVISION OF LOTS 44, 45, 46, 47 AND 48, INCLUSIVE, IN BLOCK 
4 IN GOSTYN, A SUBDIVISION OF PART OF THE NORTHEAST ¼ OF SECTION 8, 
TOWNSHIP 38 NORTH, RANGE 11, EAST OF THE THIRD PRINICIPAL MERIDIAN, 
ACCORDING TO THE PLAT THEREOF RECORDED JUNE 8, 1889 AS DOCUMENT 41158, IN 
DUPAGE COUNTY, ILLINOIS

Commonly known as 428 Prairie Avenue, Downers Grove, IL  
 PIN: 09-08-221-016

TOGETHER WITH

THE SOUTH 7.00 FEET OF THE 14.00 FOOT VACATED PRAIRIE-GIERZ ALLEY ADJACENT 
TO LOT 33 IN GOSTYN SUBDIVISION, THE SOUTH 7 FEET OF THE 14.00 FOOT VACATED 
PRAIRIE-GIERZ ALLEY NORTH OF LOTS 38 THROUGH 42 IN GOSTYN SUBDIVISION, AND 
THE ENTIRE 14.00 FEET OF THE 14.00 FOOT VACATED PRAIRIE-GIERZ ALLEY BEGINNING 
AT THE WEST LINE OF LOT 43 IN GOSTYN SUBDIVISION THROUGH THE EAST LINE OF 
LOT 2 IN SKALA'S RESUBDIVISION

AND

THE SOUTH 7.00 FEET OF THE 14.00 FOOT VACATED PRAIRIE-GIERZ ALLEY NORTH OF 
THE VACATED ALLEY PER DOC NO. R76-48942 

Commonly known as a portion of the Vacated Prairie-Gierz Alley
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(hereinafter referred to as the "Property") is presently zoned in the "INP-1, Neighborhood-Scale Institutional 
and Public District" under the Comprehensive Zoning Ordinance of the Village of Downers Grove; and 

WHEREAS, the owner of the Property has filed with the Plan Commission, a written petition 
conforming to the requirements of the Zoning Ordinance, requesting that a Special Use per Section 28.12.050 of 
the Zoning Ordinance be granted to permit a school gymnasium addition including the following Variations:

1. Variation per Section 28.4.020B.3.b; Interior Side Yard Setback Requirements, to decrease the 
required interior side yard setback from 13.2 feet to 7 feet.

2. Variation per Section 28.14.100.B (Table 14-1); Arch. Building Features, to decrease the 
required street yard setback from 23 feet to 19.78 feet.

3. Variation per Section 28.14.100B (Table 14-1); Entranceway Patio, to decrease the required 
street yard setback from 20 feet to 17.47 feet.

WHEREAS, such petition was referred to the Plan Commission of the Village of Downers Grove, and 
said Plan Commission has given the required public notice, has conducted a public hearing for the petition on 
October 1, 2018 and has made its findings and recommendations, all in accordance with the statutes of the State 
of Illinois and the ordinances of the Village of Downers Grove; and, 

WHEREAS, the Plan Commission has recommended approval of the Special Use and Variations, 
subject to certain conditions; and,

WHEREAS, the Village Council finds that the evidence presented in support of said petition, as stated 
in the aforesaid findings and recommendations of the Plan Commission, is such as to establish the following:

1. That the proposed use is expressly authorized as a Special Use in the district in which it is to be 
located.  

2. That the proposed use at the proposed location is necessary or desirable to provide a service or a 
facility that is in the interest of public convenience and will contribute to the general welfare of 
the neighborhood or community.

3. That the proposed use will not, in the particular case, be detrimental to the health, safety or 
general welfare of persons residing or working in the vicinity or be injurious to property values 
or improvements in the vicinity. 

WHEREAS, the Village Council finds that the evidence presented in support of said petition, as stated 
in the aforesaid findings and recommendations of the Plan Commission, is such as to establish the standards for 
granting a variation per Section 28.12.090.G have been met; and,

1. No variation may be approved unless the variation to be approved is consistent with the spirit 
and intent of this zoning ordinance and that strict compliance with the subject provisions would 
result in practical difficulties or particular hardships for the subject property owner.

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

b. the plight of the owner is due to unique circumstances; and

c. the variation, if granted, will not alter the essential character of the locality.

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

SECTION 1.  That Special Use of the Property is hereby granted to permit an addition with setback 
variations.

SECTION 2.  This approval is subject to the following conditions:   

1. The Rezoning, Special Use with Variations and alley vacations shall substantially conform to the staff 
report dated October 1, 2018, the drawings prepared by DLA Architects, Ltd. dated August 31, 2018, 
and engineering and landscape drawings prepared by W-T Civil Engineering, LLC dated September 19, 
2019, except as such plans may be modified to conform to Village Codes and Ordinances.

2. An administrative lot consolidation of the lots being rezoned shall be completed prior to the issuance of 
a building permit. 

3. The addition shall be equipped with an automatic fire suppression system and an automatic and manual 
fire alarm system.

4. All proposed signage shall comply with the sign regulations.

5. A hold harmless agreement indemnifying the Village for the addition to encroach past the 35' private 
building setback line per the Plat of Consolidation.

SECTION 3.  The above conditions are hereby made part of the terms under which the Special Use is 
granted.  Violation of any or all of such conditions shall be deemed a violation of the Village of Downers Grove 
Zoning Ordinance, the penalty for which may include, but is not limited to, a fine and/or revocation of the 
Special Use granted herein.  

SECTION 4.  It is the Petitioner's obligation to maintain compliance with all applicable Federal, State, 
County and Village laws, ordinances, regulations, and policies.

SECTION 5.  That all ordinances or parts of ordinances in conflict with the provisions of this ordinance 
are hereby repealed.

                                                          
Mayor

Passed:
Published:
Attest:                                                               

Village Clerk 1\mw\ord.18\SU-Prairie&Doublas-StMarys-w-var-18-PLC-0023

ORD 2018-7938 Page 6 of 65



0908214035

0908221022

0908214036

0908221001

0908221016

0908221002

0908222025

0908221023

0908221029

0908221026

0908221012

0908221020

0908221027

0908221021

0908214037

0908222026

0908221017

0908213038

0908221028

0908222002

0908221024

0908222012 0908222021

0908214038

0908213035

09082210250908213036

0908222003 0908222008

0908213034
0908221011

0908213037

0908222001

0908222001

0908222018

FAIRVIEW AVE

PRAIRIE AVE

DOUGLAS RD

WILSON ST

426

435

427

445

4809

4725

4740
4740

4737
422

4812

4800

423

428

415

444

4728

4820

436

4806

4744

419

416

4732
4732

420

431

4816

426
428

412

445

4733

418

440

444

407

428

4737, 4733 and 4809 Douglas;
427, 431, 435 and 445 Gierz; 445,

428 and 440 Prairie; and 444 Wilson Location Map ±60 0 6030 Feet

WILSON ST

GIERZ ST

AUSTIN ST

STERL ING
RD

INDIANAPOLIS AVE

WILCOX AVE

LINDEN PL

DOUGLAS RD

FLORENCE AVE

CHICAGO AVE

MAPLE AVE
FRANKLIN ST

PRAIRIE AVE

GIERZ ST

LINDEN PL
LINDEN PL

FRANKLIN ST

GIERZ ST

AUSTIN ST

CHICAGO AVE

_̂
_̂

Alley
Subject Properties

ORD 2018-7938 Page 7 of 65



0908214035

0908221022

0908214036

0908221001

0908221016

0908221002

0908222025

0908221023

0908221029

0908221026

0908221012

0908221020

0908221027

0908221021

0908214037
0908222026

0908221017
0908221028

0908222002

0908221024

0908222012 0908222021

0908214038

0908221025

0908222003 0908222008

0908221011

0908222001

0908222001

0908222018

DOUGLAS RD

FAIRVIEW AVE

PRAIRIE AVE

GIERZ ST

WILSON ST

426

435

427

445

4809

4725

4740
4740

4737
422

4812

4800

423

428

415

444

4728

4820

436

4806

4744

419

416

4732
4732

420

431

4816

426
428

412

445

4733

418

440

444

407

428

Wilson-Prairie
Fairview-Prairie

Douglas-Gierz

Prairie-Gierz

Text

Alley Name Map60 0 6030 Feet ¯

ORD 2018-7938 Page 8 of 65



VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLAN COMMISSION 

OCTOBER 1, 2018 AGENDA 
 

 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

 

 

18-PLC-0023 

St. Mary of Gostyn  

 

 

Rezoning, Special Use with Variations,    

Alley Vacations 

 
 

Scott Williams, AICP 

Senior Planner 

 
REQUEST 
The petitioner is requesting approval of the following items: 1) Rezoning from R-4, Residential Detached House 4 

to INP-1, Neighborhood-Scale Institutional and Public District; 2) Special Use with Variations to construct a 

school gymnasium addition; and 3) A Plat of Vacation for adjacent right-of-ways (alleys). 

 

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

 

GENERAL INFORMATION 
 

OWNER: Diocese of Joliet 

  16555 Weber Road 

Crest Hill, IL 60403 

 
APPLICANT:      St. Mary of Gostyn Parish 

445 Prairie Avenue  

Downers Grove, IL 60515 

 

PROPERTY INFORMATION- NORTH CAMPUS 
 

EXISTING ZONING: R-4, Residential Detached House 4 

EXISTING LAND USE: Private School   

PROPERTY SIZE: 48,233 square feet (1.11 acres) 

PINS:   09-08-221-001, -002, -006, -007, -008, -009, -014, -015, -016, -027, -028, & -029 
 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: R-4, Residential Detached House 4  Single Family Detached  
SOUTH: R-4, Residential Detached House 4 Institutional/Public 

EAST: R-4, Residential Detached House 4  Single Family Detached 

WEST: R-4, Residential Detached House 4 Single Family Detached 

    

    

PROPERTY INFORMATION- SOUTH CAMPUS 
 

EXISTING ZONING: R-4, Residential Detached House 4 

EXISTING LAND USE: Religious Assembly and Offices   
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18-PLC-0023, St. Mary of Gostyn  Page 2 
October 1, 2018 

 

PROPERTY SIZE: 116,900 square feet (2.68 acres) 

PINS: 09-08-222-001, -002, -003, -004, -005, -006, -007, -008, -018, -022, -024 & -025 
 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 

NORTH: R-4, Residential Detached House 4  Institutional/Public 

SOUTH: R-4, Residential Detached House 4 Institutional/Public 

   Single Family Detached 

EAST: R-4, Residential Detached House 4  Institutional/Public 

    Park/Open Space 

    Single Family Detached 

WEST: R-4, Residential Detached House 4 Single Family Detached 

   Institutional/Public 

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

Development: 

 

1. Application/Petition for Public Hearing 

2. Plats of Survey 

3. Project Summary 

4. Proposed Site Plan 

5. Engineering Plans 

6. Architectural Plans 

7. Traffic Memorandum 

8. Neighborhood Meeting Invitation and Summary  

9. 435 Gierz Alley Letter 

10. Alley Outreach Documentation 

 

PROJECT DESCRIPTION 
The St. Mary of Gostyn Parish and School (SMG) consists of a school, three residential properties and a 

vacant lot on the north side of Prairie Avenue between Fairview Avenue and Douglas Road (North 

Campus) and a church, parking lot and vacant lot on the south side of Prairie Avenue between Fairview 

Avenue and Douglas Road (South Campus).  SMG is proposing to construct a 5,900 square foot addition 

onto the existing school that would expand the existing activity center to include a full size gymnasium, 

new entrance, and additional storage spaces.  

 

SMG is requesting the following approvals to facilitate the North campus improvements: 

1. A rezoning of both campuses from R-4, Residential Detached House 4 to INP-1, 

Neighborhood-Scale Institutional and Public District; 

2. Special Use with Variations to construct the school gymnasium addition on the North 

Campus; and  

3. A Plat of Vacation to vacate right-of-ways (alleys) adjacent to both campuses. 

 

North Campus 

The North Campus, consisting of the existing private school, the adjacent school-owned single-family 

home at 428 Prairie Avenue, and two alleys, is shown in the reference map in Figure 1:  
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The proposed school addition will extend the school’s footprint to the east to include the property at 428 

Prairie Avenue.  This will expand the activity center of the school with added handicap accessibility, 

another entrance, multi-purpose/dining space, gymnasium and storage. The proposed expansion will not 

result in additional students and with site circulation remaining the same, no traffic study was required.  

The expanded gymnasium and new entrance will be mainly used after-hours for sporting events. 

 

The addition will be placed so that it will meet the street setback along Prairie Avenue and the rear (east 

setback).  Based on the location of the proposed addition, the petitioner is requesting the following 

variations: 

1. A side yard setback variation along the north property line. The one-story section of the addition 

is proposed to be located adjacent to the existing east-west alley.  Assuming this alley is vacated, 

the required setback would be 13.2 feet and petition is providing 7 feet. 

2. A street yard setback variation for architectural features, including wing walls, a canopy and roof 

overhangs.  The required setback is 23 feet and the petitioner is providing 19.78 feet. 

3. An elevated patio area between the handicap ramp and the front wall.  The required setback is 20 

feet and the petitioner is providing 17.47 feet. 

 

Foundation landscaping and entranceway planters are proposed.  Additional landscape screening is shown 

to the north of the addition.  The building material consists mostly of masonry and will match the existing 

facades.  Storefront and curtainwall systems are present throughout the second-story.  The main addition 

is approximately 30 feet in height, and the one-story portion is approximately 18 feet in height at its 

tallest point (north-east corner).    
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 The petitioner is requesting the east-west alley be vacated to facilitate the school addition.  The north-

south alley is proposed to be vacated because the adjacent 445 Gierz Street driveway currently utilizes the 

alley for its driveway.  The two alleys proposed to be vacated by the petitioner are summarized in the 

below table: 

 

North Campus Alleys Dimensions Total Area Petitioner Adjacent 

Properties 

Non-petitioner 

Adjacent 

Properties 

East – West Alley 14 ft. by 347 ft. 4,858 sq. ft. 4733 Douglas,  

4737 Douglas  

445 Gierz,  

428 Prairie  

440 Prairie  

427 Gierz  

431 Gierz  

435 Gierz 

North – South Alley 14 ft. by 125 ft. 1,750 sq. ft. 4733 Douglas  

445 Gierz  

vacant park lot 

N/A 

 

The rezoning request is only for the school properties along Prairie Avenue.  Properties along Douglas 

and Gierz may be eventually sold or not used for church purposes and are not included, but the adjacent 

vacated alleys would be distributed to them.  The proposed INP-1 designation is intended for small, 

institutional scale developments that abut residentially zoned properties.   

 

South Campus  

The South Campus is made up of the existing church, parking lot, open space/park areas and a detached 

garage as shown below in Figure 2’s reference map: 
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There are no physical changes proposed for the south campus and the uses would remain the same. The 

underlying zoning would change from R-4 to INP-1.  By rezoning both the north and south campus, the 

property would follow the Future Land Use Plan.  The alleys to be vacated are adjacent to petitioner 

owned properties and are used exclusively by the petitioner for access to their parking areas.   

  

The table below summarizes the vacation request: 

 

North Campus 

Alleys 

Dimensions Total Area Petitioner Adjacent 

Properties 

Non-petitioner 

Adjacent 

Properties 

East – West Alley 14 ft. by 50.3 ft. 700.42 sq. ft. Parking Lot  

Detached Garage lot 

N/A 

E. North – South 

Alley 

14 ft. by 125.27 ft. 1,753.78 sq. 

ft. 

Parking lot 

Park Area  

N/A 

W. North-South 

Alley 

14 ft. by 264.46 ft. 3,702.44 sq. 

ft. 

4809 Douglas  

445 Prairie  

444 Wilson 

Parking lot  

Detached Garage lot 

N/A 

 

Alley Vacations 

The petitioner has requested that a total of 12,764.64 square-feet be vacated. The owners of 435 Gierz 

Street have provided written consent subject to purchasing half of the alley that abuts their property.  No 
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other adjacent property owners have requested the portion of the alley adjacent to their property by the 

north campus’s east-west alley. 

  

Per the Village’s Right-of-Way Vacation Policy (Resolution #2003-58), staff contacted the utility 

companies, outside public agencies and other Village departments to determine if any rights to the public 

right-of-ways should be retained. The utility providers and the Village do not object to the vacation of the 

right-of-ways as long as a public drainage, utility and access easements are retained along the entire width 

and length of the alleys. The easements will provide adequate space for any future utility needs.  A public 

drainage, utility and utility access easement will be retained over all sections of the vacated alleys as 

shown on the plat of vacation. 
 

COMPLIANCE WITH COMPREHENSIVE PLAN 
The existing church, private school, and accessory parking are institutional uses. A goal of the 

comprehensive plan is for the Village to support the continued operation and improvement of schools 

while mitigating negative impacts on the adjacent residential area.  Another goal is to ensure the provision 

of high-quality public facilities, including educational facilities, for all residents of the Village. The 

rezoning request would bring the entire campus up to meet Future Land Use Plan. 

 
COMPLIANCE WITH ZONING ORDINANCE 
The subject property is proposed to be rezoned INP-1.  The Special Use is required due to the proposed 

increase in building coverage and decrease in open space.  Per Section 4.020.B.3 of the Zoning 

Ordinance, buildings and structures in the INP-1 district shall follow the setbacks of the most restrictive 

abutting zoning district.  The R-4, Residential Detached House 4 zoning designation is the most 

restrictive abutting zoning district.  The proposed bulk requirements for the school addition are 

summarized below:  

  

School Addition Required  Proposed 

South Setback (Street Yard) 25 ft. 25.02 ft. 

Arch. Building Features 23 ft. 19.78 ft.* 

Entranceway Patio 20 ft. 17.47 ft.* 

East Setback (Rear Yard) 20 ft. 20 ft. 

North Setback (Interior Side 

Yard) 13.2 ft.  7 ft.* 

Height (street elevation) 35 ft.  30 ft.  

Building Coverage 40% 31.45% 

               *Indicates variation 

The petitioner is proposing building mounted lighting that meets the Zoning Ordinance requirements. 

Additional parking is not required because the proposed addition will not result in an increase in 

enrollment.     

 

ENGINEERING/PUBLIC IMPROVEMENTS 
Post Construction Best Management Practices are required because the total impervious area will increase 

by approximately 7,676 square feet.  An infiltration basin for the new impervious areas will be located to 

the south of the addition and will tie into the existing storm water sewer located in the alley north of the 

existing school.  All improvements will comply with the provisions of the Stormwater Ordinance.  New 

internal pedestrian connections with adjacent public sidewalks are depicted on the site plan.  There are no 

other public improvements proposed.   
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PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division has reviewed the proposed plans and has adequate access to the proposed 

building.  The proposed addition will be fully sprinkled and equipped with a manual and automatic fire 

alarm system. 

 

NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the property lines in addition to posting 

the public hearing notice signs and publishing the legal notice in Enterprise Newspapers, Inc. (The 

Bugle).  Staff has not received any neighborhood comments/inquiries regarding the proposal at this time.   

 

As required by the Zoning Ordinance for a Rezoning petition, the petitioner held an onsite neighborhood 

meeting on Wednesday, July 18, 2018.  General questions were asked about the applicant’s future plans, 

the incorporation and function of the alleys and traffic impact.  A summary of the meeting is attached.  

 

The petitioner has been in communication with the neighbors on Gierz Street (427-435) adjacent to the 

east-west alley to the north of the school and proposed addition.  The neighbor at 435 Gierz Street has 

formally requested their half of the alley.  Staff has not received any other requests regarding this alley, 

and documentation detailing outreach efforts is attached.       

 
STANDARDS OF APPROVAL 
The petitioner is requesting approval of the following items: 1) Rezoning from R-4, Residential Detached 

House 4 to INP-1, Neighborhood-Scale Institutional and Public District; 2) Special Use with Variations to 

construct a school gymnasium; and 3) A Plat of Vacation for adjacent right-of-ways (alleys). The review 

and approval criterion for each request is listed below.   

 

The petitioner has submitted a narrative that attempts to address all the standards of approval.  The Plan 

Commission should consider the petitioner’s documentation, the staff report and the discussion at the Plan 

Commission meeting in determining whether the standards for approval have been met. 

 

Section 12.030.I. Zoning Map Amendment Review and Approval Criteria 

The decision to amend the zoning map is a matter of legislative discretion that is not controlled by any 

single standard.  In making recommendations and decisions about zoning map amendments, review and 

decision-making bodies must consider at least the following factors: 

1. The existing use and zoning of nearby property. 
2. The extent to which the particular zoning restrictions affect property values. 

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

safety and welfare. 

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

5. The length of time that the subject property has been vacant as zoned, considering the context of 

land development in the vicinity. 

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

7. The comprehensive plan. 

 

Section 28.12.050.H Special Use Approval Criteria 

No special use may be recommended for approval or approved unless the respective review or decision-

making body determines that the proposed special use is constituent with and in substantial compliance with 

all Village Council policies and plans and that the applicant has presented evidence to support each of the 

following conclusions: 
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1. That the proposed use is expressly authorized as a Special Use in the district in which it is to be 

located.   

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

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

neighborhood or community. 

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

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

improvements in the vicinity.  

 

Section 28.12.090.G Variance Approval Criteria 

Variations require evaluation per Section 28.12.090 of the Municipal Code, Standards and Review 

Criteria:  “No variation may be approved unless the variation to be approved is consistent with the spirit 

and intent of this zoning ordinance and that strict compliance with the subject provisions would result in 

practical difficulties or particular hardships for the subject property owner.  The consideration of whether 

a variation request has met the standards of practical difficulties or particular hardships must include all of 

the following findings from the evidence presented:”   

 

1. The subject property cannot yield a reasonable return if required to comply with the 

regulations that apply to it.   

2. The plight of the owner is due to unique circumstances.   

3. The variation, if granted, will not alter the essential character of the locality. 

4. That the particular physical surroundings, shape, or topographical conditions of the subject 

property would result in a particular hardship upon the owner, as distinguished from a 

mere inconvenience, if the strict letter of the regulations were carried out. 

5. That the conditions leading to the need of the requested variation are not applicable, 

generally, to other properties within the same zoning classification.   

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

7. That the proposed variation will not impair an adequate supply of air to adjacent property, 

or substantially increase the danger of fire, or otherwise endanger the public safety, or 

substantially diminish or impair property values within the neighborhood.  

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

9. That the granting of the variation will not confer on the subject property owner any 

special privilege that is not available to other properties or structures in the same 

district. 
 

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

(Resolution #2003-58) 

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

be vacated.  The combined square-footage of the proposed vacated alleys is 12,764.64 square feet.   The 

Village Council is solely responsible for determining the amount and type of compensation, if any. These 

questions are listed below: 

 

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

2. Whether the Parcel or portion thereof, is no longer necessary for public use and whether the public 

interest will be served by such vacation request.    

3. Whether the Parcel or portion thereof, should be vacated and whether public utility easements and 

any ingress-egress easements are to be maintained.   

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

vacation of the parcel. 
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DRAFT MOTION 
 

Staff will provide a recommendation at the October 1, 2018 meeting.  Should the Plan Commission find 

that the requests meets the standards of approval for a Rezoning, Special Use with Variations and Alley 

Vacations, staff has prepared a draft motion that the Plan Commission may make for the approval of 18-

PLC-0023: 

 

Based on the petitioner’s submittal, the staff report and the testimony presented, I find that the petitioner 

has met the standards of approval for a Rezoning, Special Use, Variations and Alley Vacations as 

required by the Village of Downers Grove Zoning Ordinance and is in the public interest and therefore, I 

move that the Plan Commission recommend to the Village Council approval of 18-PLC-0023, subject to 

the following conditions: 

 

1. The Rezoning, Special Use with Variations and alley vacations shall substantially conform to the 

staff report dated October 1, 2018, the drawings prepared by DLA Architects, Ltd. dated August 

31, 2018, and engineering and landscape drawings prepared by W-T Civil Engineering, LLC 

dated September 19, 2019, except as such plans may be modified to conform to Village Codes 

and Ordinances. 

2. An administrative lot consolidation of the lots being rezoned shall be completed prior to the 

issuance of a building permit.  

3. The addition shall be equipped with an automatic suppression and an automatic and manual fire 

alarm system. 

4. All proposed signage shall comply with the sign regulations. 

5. A hold harmless agreement indemnifying the Village for the addition to encroach past the 35’ 

private building setback line per the Plat of Consolidation. 

 

Staff Report Approved By: 

 

___________________________ 

Stanley J. Popovich, AICP 

Director of Community Development 
 

SP:sw 
-att 

P:\P&CD\PROJECTS\PLAN COMMISSION\2018 PC Petition Files\18-PLC-0023 - St. Mary's Addition-Rezoning, Special Use, Alley 

Vacation\18-PLC-0023 Staff Report.docx 
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Property Line 0.1 fc 1.6 fc 0.0 fc N/A N/A
Property Line 5 foot 
Offset 0.0 fc 0.5 fc 0.0 fc N/A N/A

Site 0.5 fc 4.1 fc 0.0 fc N/A N/A

Schedule

Symbol Label Catalog Number QTY Manufacturer Description Lamp Number 
Lamps Filename Lumens per Lamp LLF Wattage

S1 OLWX1 LED 13W 40K DDB 7 Lithonia Lighting 13W 4000K LED WALL PACK LED 1 OLWX1_LED_13W_40K_D
DB.ies

1260 0.8 14

S2 OLWX1 LED 20W 40K DDB 4 Lithonia Lighting 20W 4000K LED WALL PACK LED 1 OLWX1_LED_20W_40K_D
DB.ies

1840 0.8 21.77
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Dear Neighbors,  

St. Mary’s has been a part of the Downers Grove community for over 125 years.  In all the years that we 

have been a part of your community, we have made changes to both our Church and our School that 

have helped us to maintain a very engaged and vibrant Parish, a real asset to Downers Grove. 

We are now in the process of making plans to once again improve our campus facilities, specifically at 

our School, that will enhance our ability to provide a safe, multi-purpose activities area for our children 

to use during the day as well as for extracurricular events.  We will be using our current gymnasium 

space as well as a residential property that we own to our east to expand both north and east of our 

current gym space. 

We are seeking the Village of Downers Grove’s approval to do this expansion at a public hearing on 

August 6, 2018.  We will also, at that meeting, be applying to rezone our Church and School properties 

to INP-1, Neighborhood-Scale Institutional and Public District, as well as vacation of the alleys within and 

adjacent to our properties. 

Before that meeting, we want to invite our neighbors to a meeting to discuss our plans.  We will provide 

an overview of the plans and will be available to answer your questions.  Please join us for this meeting: 

Wednesday, July 18, 2018 at 7:00 pm. 

St. Mary of Gostyn’s Gathering Place, in the lower level of our Church, 445 Prairie Ave. 

Please enter from the Parking Lot through the double glass doors. 

If you are unable to attend the meeting but would like to learn more about the plan, please contact our 

Parish Manager, Terri O’Dekirk at 630-737-9621. 

Yours in Christ, 

 

Father Jim Schwab 
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APPROVED MINUTES 10/1/18

1

VILLAGE OF DOWNERS GROVE
PLAN COMMISSION MEETING

18-PLC-0023: A petition seeking approval of 1) a rezoning of 17 parcels 
from R-4, Residential Detached House to INP-1, Neighborhood-Scale 
Institutional and Public District; 2) a Special Use with variations to 
construct a school gymnasium addition; and 3) a Plat of Vacation to 
vacate public alleys. The properties are currently zoned R-4 Residential 
Detached House 4. The properties are located on either side of Prairie 
Avenue, between Fairview Avenue and Douglas Road, commonly known 
as 428 Prairie, 440 Prairie Avenue, 445 Prairie Avenue, 444 Wilson 
Avenue, 4733 Douglas Road, 4737 Douglas Road, 4809 Douglas Road 
and 445 Gierz Avenue (PINs 09-08-221-001, -002, -014, -015, -016, -027, -
028, -029, 09-08-222-001, -002, -003, -004, -005, -006, -007, -008, -018, -
022, -024, 025).  Diocese of Joliet, Owner; St. Mary of Gostyn Parish, 
Petitioner. 

Terri O’Dekirk, Parish Manager of St. Mary of Gostyn Church (St. Mary’s), 
made the presentation on behalf of St. Mary’s petition for expansion. She 
provided background information on St. Mary’s Church, which was 
established in 1899 and has been part of the community since then. There 
are 2700 families enrolled as parishioners at this time. The private Catholic 
school educates over 400 children, with an additional 500 children attending 
religious education classes. The Petitioner is planning a 5,900 square foot 
expansion of the current school building located at 445 Prairie. In order to 
accommodate that expansion they will be moving eastward to the property at 
428 Prairie. The easternmost part of the main building is the gymnasium, 
which will be part of the reconstruction. The expansion will house an Activity 
Center that will provide a lunch area for the students, as well as academic 
activities and after school activities for the students. The intention is also to 
expand the current gymnasium, which is a grade-school sized gym, to a junior 
high school sized gym, since about a third of the student population is of 
junior high age. St. Mary’s is also seeking to rezone the property from 
Residential Detached House 4 R-4 district to INP-1 Neighborhood-Scale 
Institutional and Public District. She referenced a map of the church showing 
that it is basically surrounded by residential uses, with the exception of 
Hummer Park to the east of Fairview Avenue. Ms. O’Dekirk noted that the 
school, church and parking lots are all defined as institutional uses that 
service the community, and the Future Land Use Plan shows the area as 
institutional. The requested rezoning better defines the ultimate use of the 
property and supports the Village's Comprehensive Plan.

Ms. O’Dekirk then displayed a slide of a topographic survey of the current 
pieces of real estate depicting the single-family home at 428 Prairie that will 
be razed to accommodate the expansion. She said they are asking for a 
Special Use for the properties at 428 and 440 Prairie due to the proposed 
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2

increase in building coverage and decrease in open space. The Special Use 
would allow them to add handicapped accessibility on the east side of the 
building and an after-hours public entrance. They wish to add a multi-purpose 
dining space, as the children currently have to go across the street to other 
church property for lunch. They also wish to expand the gymnasium, add 
storage space and an additional entrance that would add security to the 
building by permitting the lockdown of the main building after hours. She 
explained that they will add landscaping, and put more of a residential façade 
to the expanded face so it would fit with the surrounding neighborhood. The 
project should not impact the traffic flow. Currently children are dropped off at 
the main entrance on Prairie. Because of the expansion there should be no 
changes in property values for any of the surrounding homes.  

Ms. O’Dekirk then displayed several architectural renderings of the completed 
expansion. An ADA handicapped ramp will be included. Both areas including 
the front door and glass wall will have a raised patio. There will be three walls 
abutting out from the façade of the building to support the canopy roof. 
Additional elevation drawings were displayed for the Commission’s review. 
Ms. O’Dekirk described the brick materials to be used for the proposed 
addition. She said there is a one-story storage area at the rear of the gym. 
They intend to add landscaping to that area, which presently has no 
landscaping. She showed a slide of the interior of the building, including the 
existing space, an existing kitchen area, and a portion that will function as a 
lunch area and a multi-purpose space for a variety of uses. The gym will 
move eastward and expand to a full-size junior high sized gym. The one-story 
storage space will house all the gym equipment as well as the mechanicals 
for the building. 

Ms. O’Dekirk said they are requesting two building setback variances. The 
first is the reduction of a side yard setback along the north property line from 
the 13’2” requirement to a 7’ setback to allow the addition of the one-story 
section adjacent to the existing east-west alley, assuming the alley is vacated. 
The existing stormwater vault and stormwater line north of the existing gym 
does not allow for the placement of the required storage area they are 
seeking. They looked at many alternative options for the placement of the 
storage space, and the changes to the stormwater vault as well as the 
stormwater drainage system in total and those options were rejected due to 
either requiring greater setbacks, or were cost prohibitive in reconstructing the 
current drainage vault and/or the drainage system. They had to sacrifice a 
percentage of the desired storage space to fit with this particular variance 
request. 

The second variance request is an allowance for the construction of the 
architectural features within the setback along Prairie Avenue. The wing 
walls, canopy and roof overhangs are part of a necessary shading system. 
The coverage provided by the roof extension will add protection from the 
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elements at the entrance of the building as well as help preserve the flooring 
inside the building from those elements. The patio setback relief they are 
requesting would be a security buffer to lock down the portion of the building 
not in use. There would also be security cameras installed to determine who 
is entering the building. The variation is necessary for these features, to 
provide the safety features, provide operational cost savings for the building 
and allow for the handicapped accessibility to the eastern portion for the 
building. They are also petitioning for vacation of several of the alleys within 
their property boundaries. These include the east-west alley located on the 
north campus at 4733 and 4737 Douglas, 445 Gierz, 428 and 440 Prairie, 
427, 431 and 435 Gierz. She indicated that the neighbors living at 427, 431 
and 435 Gierz have indicated to the Village their interest in the vacation of the 
alleyways at those addresses. In addition, the vacation is being requested of 
the north-south alley at 4733 Douglas, 445 Gierz, and the vacant lot.  

Ms. O’Dekirk said she had several representatives from the church, as well as 
the engineer and architect who worked on the project present to respond to 
any questions.

Ms. Majauskas asked for clarification whether the buildings on the northwest 
portion of the block and the house on Prairie are owned by the Church. Ms. 
O’Dekirk said the Church does own those properties. In further response to 
Ms. Majauskas, Ms. O’Dekirk said the church does not own any other 
adjacent properties for this project. There is another property on Douglas and 
Prairie that is called the Learning Resource Center that is owned by the 
Church but is not part of this project. They own the home on Gierz, and a 
house sitting between the school and the play lot. 

The church owns the three houses directly contiguous to the school. Ms. 
O’Dekirk said the property owner at 426 Prairie has been kept informed as to 
the project. The church does not own that property.

In response to a question from Ms. Gassen, Ms. O’Dekirk said regarding 445 
Gierz there is no immediate plan right now to develop that land, or to sell it 
off.

Ms. Rollins inquired about the homeowners to the north on Gierz and the 
alleyway they share. Ms. O’Dekirk replied that the church is requesting 
vacation of 7’ of the alley. Mr. Brian Scully, architect for the project, said the 
sidewalk along the north side that the Village and Fire Department are 
requesting for egress from the gym, would be in the alleyway, but in the 
church’s half of the alleyway. The church would have 7’ of the alleyway, and 
the area requested for egress would be about 5’, or about 2’ before a 
neighbor could construct a fence.
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Mr. Boyle asked to see the south elevation and asked about the structure on 
the right. Mr. Scully replied that is the neighboring house. He said they are 
right up against the setback line for that house. By moving west to east there 
is quite a drop in elevation requiring deeper foundations, etc. 

In further response, Ms. O’Dekirk said that the students would not be using 
the rear and side sidewalks and staircases on a regular basis. It is more for 
the outer maintenance staff. Students outside of an emergency would not be 
using those exits. 

A question was raised about the storage sheds and whether the three sheds 
would be removed. Ms. O’Dekirk said that much of what is in those sheds is 
athletic equipment and will be brought into the Activity Center storage space. 
The intent is to remove those three sheds. Regarding traffic on Prairie, there 
is a lot of picking-up and dropping-off as well as other traffic at the crosswalk, 
which makes the crosswalk blind for traffic. The question was whether any 
consideration has been given to better marking the crosswalk, or drawing 
attention to the fact of the activity east of the crosswalk. Ms. O’Dekirk 
responded that they had a traffic engineer look at the project at drop-off and 
pick-up times and his suggestions were not practical for the church. It is one 
of the busiest east-west streets in the Village. The traffic engineer didn’t feel a 
“drop-off alley” would be beneficial and would only add to the congestion. 
They have had Police officers come to the school to observe the traffic 
situation, and some drivers have been ticketed. Some additional signage has 
been added, however, the school is open to recommendations as to 
improving the situation. She said that the Village has also been invited to look 
at the situation and find other alternatives. They support any ideas that could 
help the situation.

Regarding stormwater requirements, Todd Abrams, engineer for the project, 
said they are meeting the Village’s best management practice requirements 
for infiltration for the construction area. They have looked at existing flows to 
the roadway and the alley and final engineering will include a detention 
system to insure that they are not increasing flows to the stormwater 
infrastructure in the alley and the roadway. 

Ms. O’Dekirk then addressed some of the other options that they considered. 
They looked at taking some of the drainage to the south side of the building 
and including a larger L-shaped drainage system to the east as well as to the 
south. They considered storage on the south side of the gym in order not to 
run into the rear drainage area. They also tried to take the building foundation 
and span it over the vault, which presented several complications. Going 
under the building was extremely costly. There were at least six or seven 
plans that had to be abandoned due to various issues. In the end they had to 
give up square footage by choosing the proposed drainage system. 
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Ms. Majauskas asked why they are not putting the gymnasium on the north 
side of the building that is screaming to be a gymnasium. Ms. O’Dekirk said 
they looked at the entire north half of that block, and that proved to be cost-
prohibitive. 

A question was raised about a building that was demolished, and Ms. 
O’Dekirk replied that the house was demolished because it was in need of so 
many repairs.

There being no other questions from the Commission, Ch. Rickard called 
upon input from the public. 

1. Emily Teising of 435 Gierz Street said that they have submitted a letter 
to the Village requesting to acquire that alley property. She is happy with 
everything she has heard about the project, with the exception of the mention 
of the sidewalk. She hopes that children will not be encouraged to use that 
area.

2. Mike Prescott of 4732 Fairview said that expansion is hard. He is 
opposed to this on the grounds of water and parking. Because of his location 
the manhole cover behind his home comes up. All the water currently used 
pushes the manhole and he is concerned that the expansion will multiply the 
drainage problems he currently has. He said parking is also an issue. They 
are talking about 17 buses in the morning and in the afternoon, and those 
buses block other traffic. Mr. Prescott suggested using the current parking lot 
to park the buses. Parents often drop their children off and remain parked in 
front of the school for a while thereby increasing traffic problems. As far as 
the other options, he thinks they should use the corner at Douglas and Gierz 
and expand from there. Mr. Prescott wondered once construction begins what 
potential there is for additional problems. Regarding people living on the north 
alleyway, he said the expansion will cause the school to go even further into 
the alleyway and they will continue to take over an area that is other people’s 
property. He said his concerns echo those of others living in the area. He 
thinks there are other options to be reviewed.

There being no other comments from the Public, Ch. Rickard called for Staff’s 
report. 

Scott Williams, Senior Planner, said that he would address some of the 
questions raised. In terms of the north campus, he displayed the areas that 
are to be rezoned on a map. The only alley that has non-church-adjacent 
properties is at 427, 431 and 435 Gierz. The resident at 435 Gierz has 
expressed an interest in half of that alley. All the alleys will be put under an 
easement and reviewed by all of the utility companies. Regarding the south 
campus, there are no physical changes other than rezoning. He referenced 
the east-west alleys showing slides of the locations. Again, those will be put 
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under an easement and reviewed by the utility companies. He pointed out 
which properties belonged to the church. 

Mr. Williams displayed the Site Plan pointing out the various construction 
elements including the overhead canopies, roof, the ADA ramp and the front 
wall of the existing structure. He noted that the rezoning is from R-4 to INP1, 
and a Special Use is being requested for the addition. Regarding the vacation 
of the alleys, the owner of 435 has expressed an interest in the alley, and 
they have yet to hear from the other two owners on Gierz. 

Mr. Williams then referenced Staff’s report dated October 1, 2018, pages 1-9, 
and made the following recommendation:

Based on the petitioner’s submittal, the staff report and the testimony 
presented, Staff finds that the petitioner has met the standards of 
approval for a Rezoning, Special Use, Variations and Alley Vacations 
as required by the Village of Downers Grove Zoning Ordinance and is 
in the public interest and therefore recommends that the Plan 
Commission recommend to the Village Council approval of 18-PLC-
0023, subject to the five (5) conditions listed on page 9 of Staff’s report 
dated October 1, 2018. Furthermore, not having heard from two of the 
neighbors on Gierz, Staff adds to the recommendation making the 
vacation of the entire 14’ section of the alley to the church.

A question was raised for Staff regarding stormwater, asking whether 
Engineering has already done a review of the stormwater plans submitted by 
the Petitioner. Mr. Williams said Engineering has had several reviews and are 
generally in agreement with the proposal as submitted. A full review will 
happen at the time of permit. 

Mr. Popovich, Director of Community Development, added that they worked 
extensively with the applicant, discussed different options, and reviewed a 
couple of different submittals extensively to bring it before the Plan 
Commission.

Regarding the issue of unloading vehicles, a Chairperson Rickard asked 
whether there were any thoughts requesting consideration that the street be 
better marked and signed at the crosswalk. He understands it is a police 
enforcement issue if someone is stopped illegally. The question raised was 
whether something could be done to improve the traffic situation. Mr. Williams 
responded that he spoke with the Traffic Engineer who has discussed this 
with the Police Department and they are willing to meet with the Petitioner to 
go over potential traffic improvement solutions. Chairperson Rickard said he 
didn’t get the impression that this is being addressed, but feels the need to 
get on the record that this be looked at further by the Police Department and 
Traffic Engineer to increase safety. He said there seems to be nothing to 
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indicate that there is a mid-block crosswalk there. On occasion there are 
orange cones on the roadway. 

Mr. Popovich added that Staff can work with Public Works as the Village 
usually does striping. He said typically the Village does not stripe in the 
middle of the street.  

Ms. Majauskas said that she has ridden her bike through there and when 
school is letting out there is a crossing guard in the middle of the block. They 
stop all traffic. 

Mr. Popovich said that Staff can work more with the Petitioner to determine 
other potential solutions and talk a bit more about the operations behind 
them.

A question was raised as to who determines the location of stormwater 
detention. Mr. Williams said it is between the applicant and the Village. 
Ultimately the property owner hires an engineer to come in and develop a 
survey and soil analysis.

Mr. Kulovany asked if the contention is that the stormwater area is oversized 
because they are adding so much more area. Mr. Williams said there is a 
separate requirement on the Engineering plan and the current vault is sized 
for this addition.

Mr. Maurer said he sees three vaults mentioned. Building history shows a 
building addition in 1977, a parking lot addition in 1993, another building 
addition in 2000. He read the history of the type of detention provided during 
those additions. The engineer, Mr. Abrams, reviewed the vaults shown on the 
site plan. He said one vault was constructed in 1977 and had some additional 
storage volume in excess. For the 2000 addition, a 3’ tall section was placed 
on top of the existing system for additional volume. It is a 12’ deep section, 
over 100’ long. He does not believe there is any surplus located in either of 
those sections. They are providing a new 8’ wide by 60’ long by 5’ deep basin 
south of the new addition. Mr. Abrams said about 6000 square feet of the roof 
drains via downspouts to the existing manhole previously mentioned by a 
resident, as well as over 50% of the existing single family residence, which 
also drains north unrestricted during heavy storms. As part of this 
development, the 6000 square feet along the proposed roof area will now 
drain via one single storm sewer outlet underground, and go east and north 
into another storm sewer system, which will hit a restrictor structure in the 
northeast corner of the site that will then restrict the flow coming from the 
property. So, all the new roof area and existing roof area will be routed into 
the new storm sewer system. During lower intensity storms there will be an 
improvement, although it has been sized for the worst possible storm. Mr. 
Abrams agreed with the statement that the biggest gain is that the water 
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released will be at a slower rate than before, soak into the ground and be 
released at a controlled lesser rate than it is now. He said there is a buried 
stone basin, which allows the water to percolate into the ground and provides 
additional storage from the restrictor structure. 

Mr. Abrams referenced sheet C-5-0 in the Commission’s packet that shows a 
rectangular box that represents the infiltration system. Ms. Majauskas asked 
how they can guarantee that the downspouts can handle the water. There is 
no greenspace on the property and no area to hold runoff. The water would 
have nowhere to go. Mr. Abrams said that the system was designed to allow 
the roof area into the detention system he previously described. As for 
greenspace, there is less area that will drain to the Prairie Avenue right-of-
way. They have also taken into account some existing roof area and, to meet 
the County and Village Ordinances, they have reviewed overland flow routes 
to assure that in a catastrophic event they will not create flooding of their 
neighbors. He explained how that is done. The vault at the south side can 
handle 1,000 cubic feet of storage. He noted there are several different types 
of storms they study. The Ordinance requires detention for a 100-year-storm 
event, and that is what they look at to assure there is no increase in flow to 
the downstream area. The system is designed to insure that the worst event 
will not be exceeded, and will improve lesser storms. 

In an effort to further explain how the stormwater system works, Mr. Scully 
described roof designs, stating that flat roofs are not actually flat, but pitch 
downward. On the new addition they will have four 6” diameter roof drains, 
and they are adding roof drains to the existing building as well. There will be 
an additional eight roof drains to the building proper that are 6” in diameter, 
go under the slab and into the detention system. Should there be a backup, it 
will backup through the roof drains and back up to the roofs. 

Ch. Rickard said that it is good to get an understanding of how the detention 
system works; however, no part of the petition deals with stormwater. They 
are being asked to review rezoning, a Special Use, and the alley vacations. 
Other experts handle Stormwater. 

Ms. Majauskas asked what the greenspace requirement is for institutional use 
versus residential use. Mr. Williams replied that institutional use has a higher 
building coverage at 40% versus 32% for R-4. In further response, Mr. 
Williams said they predicate the coverage based on receiving half of the alley 
and the south campus, including everything being rezoned. 

Director Popovich, in response to Mr. Kulovany, said that the Petitioner has 
shown the proposal will meet the requirements of the Stormwater Ordinance.  
Before they receive issuance of a permit, the Village will ensure all 
Storwmater Ordinance requirements are met. Village Engineers would meet 
with St. Mary’s Engineers before issuance of a permit.
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Ms. Rollins asked about building coverage, and Mr. Williams said building 
coverage is a separate zoning calculation from the stormwater requirements. 

Ms. Gassen asked for clarification about the alley vacation and the sidewalk 
setbacks. Mr. Williams said they would jog around so that the one neighbor 
gets their half of the alley. As to private walkways, Mr. Williams said the 
setback allowance is one foot. 

Ch. Rickard asked if the Commission had any further questions of Staff.

Ms. O’Dekirk said the school does have a traffic guard present at the end of 
the day. In the morning the drop off is at the front of the school and the 
Principal and a priest are present as well to direct the traffic. She said they 
have taken notes on the questions raised in the meeting, particularly 
regarding traffic, and will attempt to come up with options to improve the 
situation. 

There being no further comments, Ch. Rickard closed the opportunity for 
further public comment.

Commission’s Deliberations:

Ms. Majauskas said it looks like a fabulous addition and she understands why 
they want it, but she has no compelling reason to grant it. She doesn’t see 
any extenuating circumstances to grant this, and she sees a lot of reason not 
to grant it. When homeowners buy a piece of property in a residential area 
they have the right to know that they are in a residential area and no one will 
come in and build a structure that will encroach on their property. She would 
hope that the Village would look at the zoning and respect it for what it is. St. 
Mary’s owns other land in this area that they are not using. The Commission 
cannot look at that as a reason to grant the variance. She thinks neighbors 
have the right to depend upon the zoning to protect their property. If they 
grant this, other institutions will come in and ask why they can’t have similar 
variances if St. Mary’s was granted a variance.

Ms. Johnson said that St. Mary’s chose the location of the 1977 addition. To 
come now and say they are experiencing a hardship isn’t fair. She said it is 
unfortunate that it will cost them more but they have other property they can 
use, and they have options.

Mr. Boyle said he disagreed with the two previous opinions. There are 
neighbors who support this. The variances requested are not significant 
enough to him. There is an existing condition because of the residential 
property to the east. He said the campus has raised another property to the 
northwest that has become a playground for the neighborhood and the 
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school. Overall, the concerns expressed about crossing a busy street are 
exacerbated by the fact that the children have to cross that street every day 
now for lunch. He thinks this is a good solution to that problem. He also thinks 
this utilizes space and meets the Comprehensive Plan, and he would support 
the Petition.

Ms. Rollins noted no one from the neighborhood came to object to the 
proposed rezoning. She said this is not the easiest answer as to stormwater. 
She feels the Petitioner has done due diligence in this proposal and she 
supports it.

Mr. Kulovany said they are supposed to take into consideration the impact on 
the neighbors. A concern was raised about stormwater and he thinks the 
Petitioner has done everything they possibly can to improve the situation. He 
can’t say in good conscience that they will make the situation worse. It seems 
that they have done what they are supposed to do to mitigate the situation. 
This institution has been a good neighbor for many years. Schools in 
residential areas have large sized buildings. He would support this, having 
heard no real negative comments from others.

Ms. Gassen understands the concern about the variation, and she also 
wondered if there was a better way to lay out the gym and the storage area. 
She doesn’t know a better solution. She thinks the zoning request and the 
alley vacations make perfect sense. She supports the petition.

Mr. Maurer said there has been a lot of good information presented. The 
issue of stormwater is a concern, but this isn’t about stormwater. No one has 
raised any concerns about the issues they are there to address. This is about 
zoning. He is inclined to support this. 

Ch. Rickard noted there is a suggested Motion and conditions listed in Staff’s 
report. 

There being no further comments, Ch. Rickard called for a Motion.

Mr. Boyle made the following Motion:  Based on the petitioner’s 
submittal, the Staff Report and the testimony presented, I find that the 
petitioner has met the standards of approval for a Rezoning, Special 
Use, Variations and Alley Vacations as required by the Village of 
Downers Grove Zoning Ordinance and is in the public interest and 
therefore, I move that the Plan Commission recommend to the Village 
Council approval of 18-PLC-0023, subject to the five conditions listed on 
page 9 of Staff’s report dated October 1, 2018, with the following added 
condition:
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That if the neighbors to the north do not come forward before the 
Village Council meeting that the alley be vacated in favor of St. 
Mary of Gostyn.

Ms. Gassen seconded the Motion.

AYES: Mr. Boyle, Ms. Gassen, Mr. Kulovany, Mr. Maurer, Ms. 
Rollins, 

Ch. Rickard
NAYS: Ms. Johnson, Ms. Majauskas

(Ms. Majauskas clarified that she would support the alley 
vacation if it were a separate motion. Since it is not, she is 
saying Nay to the whole Motion in that she doesn’t think 
there is any hardship by St. Mary’s.)

The Motion to approve carried 6:2. 

Ch. Rickard noted that there were some people who expressed an interest to 
make further comments. He said they would have the opportunity to do so at 
the Village Council meeting.

Director Popovich said this is most likely expected to go before the Village 
Council the second Tuesday in November. 

•••••••••••••••••••••••••••••
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September 1, 2018

Stan Popovich, AICP
c/o Community Development
801 Burlington Avenue
Downers Grove, IL 60515

Dear Mr. Popovich,

As you are aware, St. Mary of Gostyn is petitioning for vacation of several alleys within or abutting our 
Church and School properties.  We respectfully request that the Village of Downers Grove waive the  
cost of said alleys as part of this petition.

We thank you for this consideration and the opportunity to make this presentation.

Respectfully submitted, 

Reverend James A. Schwab
Pastor
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