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VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
MARCH 7, 2022 AGENDA 

 
 

SUBJECT:                                              TYPE:                                      SUBMITTED BY: 
 
22-PLC-0006 
1122 Gilbert Avenue 

 
Final Plat of Subdivision 

 
Flora Ramirez, AICP 
Senior Planner 

 
REQUEST 
The petitioner is requesting approval for a Final Plat of Subdivision to subdivide a single property into two lots. 
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 

  
OWNERS/ 
PETITIONER: 

 Immanuel Residences, Inc. 
1900 Spring Road Apt. 300 
Downers Grove, IL 60515 

  

 
PROPERTY INFORMATION 
 

EXISTING ZONING: DT, Downtown Transition 
EXISTING LAND USE: Multi-Family Residential 
PROPERTY SIZE: 91,009 sq. ft. (2.089 acres)  
PINS: 09-08-126-002 
 
SURROUNDING ZONING AND LAND USES 

  ZONING      FUTURE LAND USE 
NORTH: DB, Downtown Business    Downtown 
SOUTH: DT, Downtown Transition    Downtown  
EAST: DB, Downtown Business    Downtown  
WEST: DT, Downtown Transition    Single-Family Detached  

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

1. Location Map 
2. Project Narrative  
3. Plat of Survey 
4. Final Plat of Subdivision 

 
PROJECT DESCRIPTION 
The petitioner is requesting approval of a Final Plat of Subdivision to subdivide an existing parcel at 1122 
Gilbert into two lots.  The subject property is located approximately 176 feet northwest from the intersection 
of Gilbert Avenue and Forest Avenue and is zoned DT, Downtown Transition. Currently the 2.08 acre 
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property is improved with a multi-family structure and an accessory parking lot, Village commuter parking 
Lot D. Both improvements will remain on the lots.  
 
The property was purchased in 1980 from the Village. At that time the petitioner and the Village entered 
into a lease agreement that allowed for the continued use of the parking lot in the rear as off-street public 
parking until 2078. Two additional lease agreements allowed Immanuel Residences to use the parking lot 
for access leading to the building’s loading dock and for residential parking between 6:00 P.M. and 6:00 
A.M. The associated lease agreements currently remain in place.  
 
The property was never formally subdivided in 1980 and the requested Plat of Subdivision will formally 
recognize the development as two lots of record.  Approval of the subdivision would support the continued 
use of a multi-family residential building and associated parking lot.  
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The existing neighborhood is a mix of attached and detached single family residential properties. Directly 
to the east of this property there is also an existing multi-family residential building. The Future Land Use 
Map identifies the property within the Downtown District.  
 
A goal of the Comprehensive Plan is to promote the continued availability of a variety of housing and 
dwelling unit types and densities. Specifically the Comprehensive Plan supports multi-family development 
that is used to transition between single family residential areas and higher intensity commercial uses. The 
proposed subdivision supports the continued use of this property as a multi-family residential development. 
Additionally, the Comprehensive Plan encourages the reduction of land area devoted to surface parking 
through shared parking agreements. The rear parking lot will continue to be leased to the Village per the 
existing license agreement. Thus, the parking will continue to serve as both Commuter Lot D and residential 
parking for the Immanuel Residences. The proposed subdivision is consistent with the Comprehensive Plan.  

 
COMPLIANCE WITH ZONING ORDINANCE 
The property is zoned DT, Downtown Transition. Multi-family developments are allowable special uses in 
the DT Zoning District. While there is no special use permit for the development, Village records indicate 
lawful establishment of the use and structure. At the time of construction, the property was zoned B-2: 
Business District General Retail (per the 1965 Zoning Ordinance) and the use was permitted by right.   
 
Additionally, per Section 28.7.080 off-street parking spaces may be leased as commuter parking if a special 
use or shared parking agreement is in place. The Village currently holds a lease agreement that grants 
continued use of the rear parking lot for public off-street parking purposes (Commuter Lot D). The 
subdivision of the subject property into two lots with the existing zoning classification allows for the 
continued use an accessory/commuter parking lot and the existing multifamily residential building. 
 
COMPLIANCE WITH SUBDIVISION ORDINANCE 
The two new lots comply with the minimum lot area, lot width, and lot depth as noted in Table 1.  
 
Table 1: Subdivision Regulations 

Immanuel Subdivision Lot Width 
(Req. 75 ft.) 

Lot Depth 
(Req. 140 ft.) 

Lot Area 
(Req. 10,500 sq. ft.) 

Lot 1 306.86 ft. 160.43 ft. 52,042 sq. ft. 
Lot 2 336.86 ft. 285.25 ft. 38,967 sq. ft. 

 
The petitioner is providing the required five-foot wide public utility and drainage easements along the side 
and rear lot lines and a ten-foot wide stormwater easement over the existing storm sewer. An ingress and 
egress easement will be granted on Lot 2. Both the watermain and sidewalk easements will be maintained. 
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There are no school and park donations required with this application. 
 
ENGINEERING/PUBLIC IMPROVEMENTS 
The property will consist of two lots with access to Gilbert Avenue. The ingress and egress easement will 
be granted for the benefit of Lot 1. There are no public improvements required with the subdivision 
application at this time.  
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division has reviewed the proposed plans and has no concerns.   
 
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 Daily Herald.  Staff has received comments 
from multiple residents concerned about future development.  There are no development plans for either 
lot at this time. 
 
STANDARDS OF APPROVAL 
The petitioner is requesting a Final Plat of Subdivision to subdivide the existing single parcel into two lots. 
The proposed Final Plat of Subdivision meets the standards of Sections 20.301 and 20.305 of the 
Subdivision Ordinance and Section 28.4.010 of the Zoning Ordinance. 
 

DRAFT MOTION 
 

Staff will provide a recommendation at the March 7, 2022 meeting.  Should the Plan Commission find that 
the request is consistent with the Comprehensive Plan and meets the requirements of the Zoning and 
Subdivision Ordinances, staff has prepared a draft motion that the Plan Commission may make for the 
recommended approval of 22-PLC-0006: 
 
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 Final Plat of Subdivision as required by the Village of Downers 
Grove Zoning and Subdivision Ordinances and is in the public interest and therefore, I move that the Plan 
Commission recommend to the Village Council approval of 22-PLC-0006, subject to the following 
conditions: 
 

1. The final plat of subdivision shall substantially conform to the Final Plat of Subdivision for the 
Immanuel’s Plat of Subdivision prepared by Edward J. Molloy and Associates, dated October 
18th 2021, last revised on November 22, 2021, except as such plans may be modified to 
conform to Village Codes and Ordinances.  
 

Staff Report Approved By: 
 

 

__________________________ 

Stanley J. Popovich, AICP 
Director of Community Development  
 
SP:fr 
-att 
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Project Summary/Narrative Statement 

1122-1134 Gilbert Avenue 

Immanuel Residences 

  

       The applicant, Immanuel Residences Inc. acquired the subject property from the Village in 
1980.  The subject property was not subdivided in 1980.  The property was “divided” in 3 parcels.  
Parcel 1 is the current Village parking lot; parcel 2 is the access driveway to the parking lot; and 
parcel 3 is where the Immanuel Residences building is located.  Immanuel Residences, Inc. and 
the Village entered into a Lease Agreement in 1980 whereby the Village leased parcel 1 and parcel 
2 for off-street public parking until 2078.  The Village then entered into two separate license 
agreements with Immanuel Residences, Inc. that allow use of parcel 2 for purposes of accessing 
the Immanuel Residences building’s loading dock and also allow building residents to park their 
passenger vehicles in the parking lot between 6:00 p.m. and 6:00 a.m. 

 The purpose of the subdivision is to subdivide the property into 2 new lots.  Lot 1 will 
comprise parcel 3 where Immanuel Residences is located.  Lot 2 will compromise parcel 1 (the 
current Village parking lot) and parcel 2 (the access driveway to the parking lot). 
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DRAFT MINUTES

PLAN COMMISSION March 7, 20221

VILLAGE OF DOWNERS GROVE
PLAN COMMISSION MEETING

March 7, 2022, 7:00 P.M.

FILE 22-PLC-0006: A PETITION SEEKING APPROVAL FOR A FINAL PLAT OF 
SUBDIVISION TO SUBDIVIDE THE EXISTING PROPERTY INTO TWO LOTS. THE 
PROPERTY IS CURRENTLY ZONED DT, DOWNTOWN TRANSITION AND IS 
LOCATED AT 1122 GILBERT AVENUE (09-08-126-002).  IMMANUEL RESIDENCES, 
INC., OWNER AND PETITIONER

Petitioner, Steve Friedland, introduced himself as an attorney with Applegate & Thorne-Thomsen, 
representing Immanuel Residences.  Mr. Friedland also noted that Anne Oliva who represents 
Embrace Living Communities, owners of Immanuel Residences, was also present. He then 
explained that the request was more of a cleanup from their perspective. Immanuel Residences 
owns the property with the entire parcel conveyed to them by the Village of Downers Grove in 
1980. When the Village conveyed the property, the principal building was constructed and then 
Immanuel Residences leased the parking lot back to the Village through 2078. As such, the Village 
controls the parking and access drive. Due to a refinancing of the building, the lenders were 
confused because even though Immanuel Residences owns the entire parcel, they only control the 
area where the building stands. Mr. Friedland went on to explain that because the property was not 
subdivided in 1980 it is just one large parcel. The purpose is to create two lots. With Lot 1 dedicated 
for the Immanuel Residences and Lot 2 used for the Village parking lot and the accessory drive. Mr. 
Friedland noted that nothing would change. Instead, this change helps convince their lenders the 
mortgage is really only needed for Lot 1. Mr. Friedland stated that the intention was to make things 
simpler from a property standpoint. Mr. Friedland concluded by stating that they believed they met 
all of the subdivision standards in terms of dimensions and easements. 

Chairman Rickard invited public comment. No public comment was received. Staff was invited to 
speak. 

Ms. Flora Leon, Senior Planner, introduced this project as a final plat of subdivision.  She showed 
the location of the site on a map and noted that the property was zoned D-T. The request was to 
subdivide one lot of record into two lots of record. She summarized the request before the 
commissioners and presented the existing conditions of the area. She then provided existing photos 
of the site and included photos of the existing building and parking lot. The proposed subdivision 
plat was presented and existing and proposed easements were highlighted. Specifically, Ms. Leon 
noted that an ingress/egress easement would be granted at the entrance of lot 2 for the benefit of lot 
1. She then showed the requirements for new subdivisions and stated that the proposed subdivision 
would meet the area, width, and depth. Ms. Leon concluded the presentation by stating that staff felt 
that all of these standards were, and should the Planning Commission agree there was a draft motion 
on page three of the staff report.

Commissioner Johnson asked where the dock doors were located on the building.  Ms. Flora Leon 
confirmed the location of the dock doors and noted that the ingress/egress easement would allow for 
the continue access to these dock doors by the Immanuel Residences. 
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DRAFT MINUTES

PLAN COMMISSION March 7, 20222

Commissioner Maurer noted that based on the aerial photograph the typical residences vehicular 
traffic goes on the western lane of the entrance. The two lanes along the east are used to access the 
Village parking lot.  Ms. Flora Leon confirmed that was correct. 

Commissioners provided positive comments and support for the petition. Chairman Rickard 
entertained a motion. 

WITH RESPECT TO FILE 22-PLC-0006 AND 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 FINAL 
PLAT OF SUBDIVISION AS REQUIRED BY THE VILLAGE OF DOWNERS GROVE 
ZONING AND SUBDIVISION ORDINANCES AND IS IN THE PUBLIC INTEREST AND 
THEREFORE, COMMISSIONER BOYLE MOVED THAT THE PLAN COMMISSION 
RECOMMEND TO THE VILLAGE COUNCIL APPROVAL OF 22-PLC-0006, SUBJECT 
TO THE FOLLOWING CONDITIONS:  

1. THE FINAL PLAT OF SUBDIVISION SHALL SUBSTANTIALLY CONFORM TO THE 
FINAL PLAT OF SUBDIVISION FOR THE IMMANUEL’S PLAT OF SUBDIVISION 
PREPARED BY EDWARD J. MOLLOY AND ASSOCIATES, DATED OCTOBER 18TH 
2021, LAST REVISED ON NOVEMBER 22, 2021, EXCEPT AS SUCH PLANS MAY BE 
MODIFIED TO CONFORM TO VILLAGE CODES AND ORDINANCES. 

SECOND BY COMMISSIONER TOTH.  ROLL CALL: 

AYE: COMMISSIONERS RECTOR, JOHNSON, DMYTRYSZYN, PATEL, ROCHE, 
TOTH, CHAIRMAN RICKARD
NAY: NONE

MOTION PASSED.  VOTE:  8-0

/s/ Village Staff
Recording Secretary

 (As transcribed by MP-3 audio)
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