
VILLAGE OF DOWNERS GROVE
Report for the Village 

SUBJECT: SUBMITTED BY:

Fairview Focus Area Implementation - Discussion of the Project 
Area and Land Use Recommendations

Stan Popovich, AICP
Director of Community Development

SYNOPSIS

Staff has prepared information for the Council to review on the 2017 Comprehensive Plan Recommendations 
for the Fairview Focus Area.

STRATEGIC PLAN ALIGNMENT

The goals for 2023-2025 include Exceptional Municipal Services, Top Quality Infrastructure, Strong and 
Diverse Local Economy and a Beautiful Community.  Fairview Focus Area Implementation Plan is a Priority 
Action Item.

FISCAL IMPACT

N/A

RECOMMENDATION

Action at the Discretion of the Village Council.

BACKGROUND

The project, Fairview Area Plan Implementation, is part of the 2023-2025 Priority Action Items.  This 
introductory discussion is intended to provide a review of the 2017 Comprehensive Plan land use 
recommendations for the Fairview Focus Area and to obtain direction from the Council.  Staff is seeking 
direction on two key items:

 The boundaries of the Fairview Area
 Confirmation on the land use goals and recommendations found in the 2017 Comprehensive Plan

For additional information, please see the attached materials.

ATTACHMENTS

2017 Comprehensive Plan – Fairview Focus Area
Presentation Slides
Fairview Focus Area Existing Land Uses Map
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TO OGDEN 
AVENUE
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STREET

Signage and improvements should 
enhance this important and highly visible 
gateway to Downers Grove

Maintain and enhance the Fairview Metra 
Station as an important community asset 
and a gateway to Downers Grove

Realignment of Maple Avenue would 
improve circulation and connectivity 

Warren Avenue right-of-way provides an 
excellent opportunity for a safe 

o�-street pedestrian connection 
between Fairview and Downtown

Nearby residential areas should be 
appropriately bu�ered and screened from 

adjacent incompatible uses
Work with Pepperidge Farm to maximize 
the public benefit of their open space on 
the south side of their facility

Reconfigure Metra Station’s parking lot to 
have improved access to Fairview Avenue 
and cross access to nearby retail.

Reduce glare/spillover of parking 
lot lighting

Mile

0

0 5 minute walk2.5 minute walk

1/16 1/8 1/4

Recommendations
Village-Proposed Bike 
Route

Gateway/Directory 
Signage

Improved Pedestrian 
Crossing

Park/Open Space

Metra Station

Right-of-Way Improvement

The Fairview subarea is bounded by 

Hummer Park on the north, the Village 

limits on the east and stable residential 

neighborhoods to the south and west. This 

area is comprised of a mix of uses, which 

includes: industrial, commercial retail, 

commercial service, multi-family 

residential, and single-family residential.  

The area is anchored by the Fairview Metra 

Station and a Pepperidge Farm facility.

The existing land uses in the Fairview area 

are appropriate but development has 

occurred in a piecemeal fashion with little 

coordination between developments.  

Many buildings are dated and 

underperforming in terms of height, 

density, and site configuration, and fail to 

maximize their potential, particularly given 

their proximity to a commuter rail station.  

Emphasis for this subarea plan will be on 

improving the form, function and 

appearance of this area consistent with the 

principles of transit-oriented development 

(TOD) to be more representative of the 

character and image of Downers Grove.  

The intended result is a distinct identity for 

the neighborhood and improved 

circulation.  Mixed-use development that 

provides goods and services targeted 

towards commuters and nearby residents 

is intended to complement, not compete 

with, Downtown Downers Grove.

• Explore incentives and financing 

opportunities to fund necessary 

property and infrastructure 

improvements, and to facilitate parcel 

assembly to foster comprehensive 

redevelopment of key properties.

• Redevelopment should be oriented 

towards the street with parking areas in 

the rear of buildings.

• Identify opportunities for shared 

parking facilities to reduce the amount 

of land area dedicated to surface 

parking lots.

• Promote neighborhood commercial 

uses along Fairview Avenue to provide 

goods and services to commuters and 

nearby residents.

• Communicate with existing industrial 

users regarding future needs and 

potential desire to relocate.

• While industrial uses remain in the area, 

establish truck routes to minimize the 

impact on residential neighborhoods.

• Explore realigning Maple Avenue to 

improve connectivity and circulation in 

the Fairview area. Any proposed 

realignment should be accompanied by 

a traffic study that examines potential 

impacts to the existing road network, 

neighborhoods, and local and regional 

traffic patterns.

• Install/enhance gateway features such 

as signage and landscaping in 

recognition of this area’s function as a 

major entry point into the Village from 

the east.

• The existing land uses are appropriate; 

however, the priority should be on 

updating and enhancing the built form 

of the area and better coordination 

through uses.

• Development regulations should 

encourage mixed-use, transit-oriented 

development that is appropriate in 

height.

• Visual and physical connections to 

Downtown should be enhanced 

through wayfinding signage and 

improved pedestrian and bicycle 

facilities.

• The creation of a streetscaping program 

along Fairview Avenue and Maple 

Avenue would unify the area through 

the creation of an identity, connect this 

area to Downtown, and provide 

enhanced pedestrian amenities for 

commuters.

• Buffer nearby residential areas from the 

impacts of commercial uses (such as 

noise, light and traffic) through the use 

of landscaping and screening.

• Connect nearby residential areas to 

shopping and services by enhancing 

pedestrian and bicycle access.  This can 

help to improve traffic congestion by 

reducing the number of trips by 

automobile.

• Dumpster enclosures and dumpster 

screening should be required and 

enforced consistently.

• Parking lot screening and interior 

landscaped islands with trees is 

required and should be enforced 

consistently.

• Consider conducting a traffic study for 

the area to improve the movement of 

vehicles within, and through this area, 

and to identify and address existing 

impacts and cut-through traffic in 

surrounding residential neighborhoods.

Fairview
Key Concepts

Key Focus Areas

122 Key Focus Area Plans  |  Downers Grove Comprehensive Plan 
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excellent opportunity for a safe 

o�-street pedestrian connection 
between Fairview and Downtown
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lot lighting
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Route

Gateway/Directory 
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Crossing
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Metra Station

Right-of-Way Improvement

The Fairview subarea is bounded by 

Hummer Park on the north, the Village 

limits on the east and stable residential 

neighborhoods to the south and west. This 

area is comprised of a mix of uses, which 

includes: industrial, commercial retail, 

commercial service, multi-family 

residential, and single-family residential.  

The area is anchored by the Fairview Metra 

Station and a Pepperidge Farm facility.

The existing land uses in the Fairview area 

are appropriate but development has 

occurred in a piecemeal fashion with little 

coordination between developments.  

Many buildings are dated and 

underperforming in terms of height, 

density, and site configuration, and fail to 

maximize their potential, particularly given 

their proximity to a commuter rail station.  

Emphasis for this subarea plan will be on 

improving the form, function and 

appearance of this area consistent with the 

principles of transit-oriented development 

(TOD) to be more representative of the 

character and image of Downers Grove.  

The intended result is a distinct identity for 

the neighborhood and improved 

circulation.  Mixed-use development that 

provides goods and services targeted 

towards commuters and nearby residents 

is intended to complement, not compete 

with, Downtown Downers Grove.

• Explore incentives and financing 

opportunities to fund necessary 

property and infrastructure 

improvements, and to facilitate parcel 

assembly to foster comprehensive 

redevelopment of key properties.

• Redevelopment should be oriented 

towards the street with parking areas in 

the rear of buildings.

• Identify opportunities for shared 

parking facilities to reduce the amount 

of land area dedicated to surface 

parking lots.

• Promote neighborhood commercial 

uses along Fairview Avenue to provide 

goods and services to commuters and 

nearby residents.

• Communicate with existing industrial 

users regarding future needs and 

potential desire to relocate.

• While industrial uses remain in the area, 

establish truck routes to minimize the 

impact on residential neighborhoods.

• Explore realigning Maple Avenue to 

improve connectivity and circulation in 

the Fairview area. Any proposed 

realignment should be accompanied by 

a traffic study that examines potential 

impacts to the existing road network, 

neighborhoods, and local and regional 

traffic patterns.

• Install/enhance gateway features such 

as signage and landscaping in 

recognition of this area’s function as a 

major entry point into the Village from 

the east.

• The existing land uses are appropriate; 

however, the priority should be on 

updating and enhancing the built form 

of the area and better coordination 

through uses.

• Development regulations should 

encourage mixed-use, transit-oriented 

development that is appropriate in 

height.

• Visual and physical connections to 

Downtown should be enhanced 

through wayfinding signage and 

improved pedestrian and bicycle 

facilities.

• The creation of a streetscaping program 

along Fairview Avenue and Maple 

Avenue would unify the area through 

the creation of an identity, connect this 

area to Downtown, and provide 

enhanced pedestrian amenities for 

commuters.

• Buffer nearby residential areas from the 

impacts of commercial uses (such as 

noise, light and traffic) through the use 

of landscaping and screening.

• Connect nearby residential areas to 

shopping and services by enhancing 

pedestrian and bicycle access.  This can 

help to improve traffic congestion by 

reducing the number of trips by 

automobile.

• Dumpster enclosures and dumpster 

screening should be required and 

enforced consistently.

• Parking lot screening and interior 

landscaped islands with trees is 

required and should be enforced 

consistently.

• Consider conducting a traffic study for 

the area to improve the movement of 

vehicles within, and through this area, 

and to identify and address existing 

impacts and cut-through traffic in 

surrounding residential neighborhoods.

Fairview
Key Concepts

Key Focus Areas
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Fairview Catalyst Sites
Key Focus Areas

E1

E2
E4

E3 E5

E6

Prospect & Warren
The industrial uses along Rogers Avenue 
present an opportunity to redevelop 
with more compatible uses and facilitate 
a better connection between Downtown 
and the Fairview area.  These parcels 
would be most appropriate for 
low-intensity o�ce uses but could also 
develop with mixed-use, single-family 
attached housing or multi-family 
housing.  To avoid closing viable Village 
businesses, the Village should work with 
existing industrial owners to relocate to 
more appropriate areas in the Village 
such as the Ellsworth Industrial Park.

Maple & Rogers
The potential exists to realign Maple 
Avenue creating a development parcel 
appropriately sized for mixed-use, 
multi-family housing, single-family 
attached housing, or o�ce development 
to achieve transit-oriented development 
near the Fairview Metra Station. Any 
proposed realignment should be 
accompanied by a tra�c study that 
examines potential impacts to the 
existing road network, neighborhoods, 
and local and regional tra�c patterns.

Maple & Fairview 
This intersection is currently improved 
with auto-oriented uses characterized 
by surface parking lots in front with little 
or no landscaping and screening.  A 
transit-oriented development in this 
area would hinge on the successful 
redevelopment of these parcels 
stretching south to the railroad tracks.  
New development should promote a 
mixed-use, compact form that is 
oriented towards Fairview Avenue, with 
parking for residents and customers in 
the rear.

Burlington & Fairview 
(Southwest Corner)
Historically, this area developed in a 
piecemeal fashion with little to no 
coordination.  Multi-family uses are 
appropriate for this site; however 
redevelopment towards transit-oriented 
development would vastly improve the 
form, function, and appearance of this 
area.

2nd & Fairview 
(Northeast Corner)
The southeast corner of this intersection 
is currently improved with the Fairview 
Metra Station and convenience retail 
and a vacant service station.  
Redevelopment of this site should be 
neighborhood-scaled, o�ering goods 
and services aimed at commuters and 
nearby residents.  This may include 
mixed-use development, convenience 
retail and services, and professional 
services such as doctor and dental 
o�ces.  A master planned development 
for this site in conjunction with Catalyst 
Site E6 would allow for more 
development along Fairview Avenue by 
shifting commuter parking to the east, 
as necessary.

Pepperidge Farm Site
In the event the Pepperidge Farm facility 
desires to relocate, a contingency plan 
should be put into place for the future 
use of the site.  Every e�ort should be 
made to retain this important asset in 
the Village of Downers Grove.  
Relocation of the facility to the Ellsworth 
Industrial Park (or similar industrial area) 
would allow the facility to modernize 
and grow and would alleviate land use 
conflicts in its current location.  

Single-family attached housing on this 
site would provide a bu�er between the 
railroad and single-family detached 
housing areas to the south.  The eastern 
portion of this site tapers slightly and 
should be reserved for open space, 
stormwater facilities and/or utilities 
needed to support new development in 
the area.

Mile

0

0 5 minute walk2.5 minute walk

1/16 1/8 1/4

Recommendations
Catalyst Redevelopment Opportunity
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The industrial uses along Rogers Avenue 
present an opportunity to redevelop 
with more compatible uses and facilitate 
a better connection between Downtown 
and the Fairview area.  These parcels 
would be most appropriate for 
low-intensity o�ce uses but could also 
develop with mixed-use, single-family 
attached housing or multi-family 
housing.  To avoid closing viable Village 
businesses, the Village should work with 
existing industrial owners to relocate to 
more appropriate areas in the Village 
such as the Ellsworth Industrial Park.

Maple & Rogers
The potential exists to realign Maple 
Avenue creating a development parcel 
appropriately sized for mixed-use, 
multi-family housing, single-family 
attached housing, or o�ce development 
to achieve transit-oriented development 
near the Fairview Metra Station. Any 
proposed realignment should be 
accompanied by a tra�c study that 
examines potential impacts to the 
existing road network, neighborhoods, 
and local and regional tra�c patterns.

Maple & Fairview 
This intersection is currently improved 
with auto-oriented uses characterized 
by surface parking lots in front with little 
or no landscaping and screening.  A 
transit-oriented development in this 
area would hinge on the successful 
redevelopment of these parcels 
stretching south to the railroad tracks.  
New development should promote a 
mixed-use, compact form that is 
oriented towards Fairview Avenue, with 
parking for residents and customers in 
the rear.

Burlington & Fairview 
(Southwest Corner)
Historically, this area developed in a 
piecemeal fashion with little to no 
coordination.  Multi-family uses are 
appropriate for this site; however 
redevelopment towards transit-oriented 
development would vastly improve the 
form, function, and appearance of this 
area.

2nd & Fairview 
(Northeast Corner)
The southeast corner of this intersection 
is currently improved with the Fairview 
Metra Station and convenience retail 
and a vacant service station.  
Redevelopment of this site should be 
neighborhood-scaled, o�ering goods 
and services aimed at commuters and 
nearby residents.  This may include 
mixed-use development, convenience 
retail and services, and professional 
services such as doctor and dental 
o�ces.  A master planned development 
for this site in conjunction with Catalyst 
Site E6 would allow for more 
development along Fairview Avenue by 
shifting commuter parking to the east, 
as necessary.

Pepperidge Farm Site
In the event the Pepperidge Farm facility 
desires to relocate, a contingency plan 
should be put into place for the future 
use of the site.  Every e�ort should be 
made to retain this important asset in 
the Village of Downers Grove.  
Relocation of the facility to the Ellsworth 
Industrial Park (or similar industrial area) 
would allow the facility to modernize 
and grow and would alleviate land use 
conflicts in its current location.  

Single-family attached housing on this 
site would provide a bu�er between the 
railroad and single-family detached 
housing areas to the south.  The eastern 
portion of this site tapers slightly and 
should be reserved for open space, 
stormwater facilities and/or utilities 
needed to support new development in 
the area.
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Recommendations
Catalyst Redevelopment Opportunity
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Redeveloped multi-family buildings 
should be well bu	ered and separated 

from adjacent single family homes

The potential exists to realign Maple Avenue, 
improving circulation through the area and 

eliminating a railroad crossing

Parking in the rear of commercial 
buildings would improve the area’s 
walkability and character.

Existing street grid should carry through to the 
development on the north side of 2nd Street

Existing parking area may be too narrow to 
accommodate any development. Consideration should 

be given to utilizing this area as open space or for 
stormwater management

Larger and exaggerated setbacks would improve 
pedestrian comfort on Fairview Avenue

1

1

2

2

3

3

4

4

5

5

6

6

7

7

8

8

Redeveloped industrial sites into professional 
o�ces or multi-family residential which will be 
more compatible with nearby residential uses.

Neighborhood commercial center with a strong 
presence at Maple and Fairview.

Multi-family residential and neighborhood 
commercial uses.

A neighborhood commercial center with a 
strong street presence on Fairview with parking 
at the rear.

Multi-family residential uses separate 
single-family neighborhoods from the railroad.

Redeveloped multi-family buildings into more 
contemporary buildings in a more coordinated 
fashion.

Expanded Metra parking flanked by 
neighborhood commercial to the west and 
multi-family residential to the east.

Should the existing use vacate, this site would 
have strong potential for attached single-family 
rowhomes that could follow a sustainable 
development certification such as LEED ND.

Transit Oriented Development (TOD) is a 

type of development that prioritizes mass 

transit as a mode of transportation in its 

orientation and built form.  TODs are 

typically compact, dense and located in 

close proximity to transit facilities. 

Mixed-use development is emphasized 

and uses may include a mix of housing 

types, convenience retail (such as co�ee 

shops, dry cleaners and shoe repair), and 

public spaces. A TOD is walkable, and 

clusters appropriate land uses within 

one-quarter to one-half mile of a transit 

stop or station.

The Fairview area provides an 
opportunity for a demonstration project 
using LEED-ND (Neighborhood 
Development) criteria, the U.S. Green 
Building Council’s metrics and rating 
system applicable to 
neighborhood-scale development.  
LEED-ND places emphasis on site 
selection, design and the construction 
elements of buildings and infrastructure.

Redevelopment within the Fairview area 
could employ techniques to create a 
self-sustaining, walkable town center 
unrivaled in the western suburbs.  The 
presence of transit, the existing street 
network and the diversity of uses in this 
area all contribute to the possibility of 
such a project.    

Achieving LEED-ND may increase the 
time and cost of a particular 
development project.  The Village may 
encourage parcels to strive to adhere to 
the requirements of LEED-ND even if 
certification is not sought.   

• An emphasis on infill development

• Improvements to open space and stormwater facililties

• Buildings oriented towards the street (parking in the rear )

• Increased density and an emphasis on mixed-use within 1/4 mile of the station

• Shared parking facilities/minimize

surface parking lots

• Continuation of the street grid

• Improved pedestrian and bicycle 

connections

• Avoid developing in floodplains and environmentally-sensitive land

Fairview Redevelopment Concept
Key Focus Areas

The recommendations included within 

this Key Focus Area Plan provide an 

opportunity to create a cohesive 

neighborhood with a distinct identity.  

Neighborhood commercial uses along 

Fairview Avenue are proposed to be 

surrounded by contemporary 

multi-family housing options (both 

standalone and as part of mixed-use 

developments).  Improvements to 

circulation, land use, aesthetics, open 

space and gateways are proposed to 

create Downers Grove’s newest 

neighborhood. Assisting with this e�ort, 

include appropriate applications of the 

principles of TOD and LEED for 

Neighborhood Development.

Guiding Principles

LEED ND TODIdentity & 
Placemaking

126 Key Focus Area Plans  |  Downers Grove Comprehensive Plan 
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Fairview Area Implementation
Boundaries 

and 
Recommendation Review 

October 17, 2023
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2023-25 Priority Action Items
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This project consists of implementing the recommendations of the Fairview Area 
Focus Area Plan in the Comprehensive Plan. 

● Defining the area included in the project
● Amendments to the Zoning Ordinance and Zoning Map
● Financial policies and incentives to facilitate redevelopment of private properties
● Financing policies and mechanism to pay for public improvements
● Business attraction and retention efforts
● Streetscape and landscape improvements
● Redevelopment of commuter parking lots

Fairview Focus Area Plan Implementation

INF 2023-10037 Page 9 of 25



This project consists of implementing the recommendations of the Fairview Area 
Focus Area Plan in the Comprehensive Plan. 

● Defining the area included in the project
● Amendments to the Zoning Ordinance and Zoning Map
● Financial policies and incentives to facilitate redevelopment of private properties
● Financing policies and mechanism to pay for public improvements
● Business attraction and retention efforts
● Streetscape and landscape improvements
● Redevelopment of commuter parking lots

Fairview Focus Area Plan Implementation
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Focus Area Plan Implementation

Comprehensive 
Plan

Zoning
Framework

Text & Map
Amendments

2017
Public Input

Plan Commission

Village Council

2023
Village Council

2024
Neighborhood 

Meetings

Plan Commission

Village Council
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Council Policy Direction

● Confirm and clarify 2017 Comprehensive Plan Land Use 
recommendations

○ Establish Boundaries
○ Confirm and Clarify land use recommendations

● Alternative - Develop updated recommendations as part of the 
upcoming Comprehensive Plan update
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Fairview Focus Area Plan Implementation
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Fairview Area Boundaries – Comp Plan Description 

Boundaries

North – Hummer Park

East – Village Limits

South – Residential Neighborhoods

West – Residential Neighborhoods

Village Limits

Hummer 
Park

Residential

Residential
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Fairview Area Boundaries – Potential Boundaries
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Fairview Area Boundaries – Potential Boundaries
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● Mix of Uses
○ Industrial
○ Commercial Retail and Service
○ Residential (Single and Multi-Family)
○ Anchored by Metra Station and Pepperidge Farm

● Existing Land Uses are Appropriate
● Development Occurred in Piecemeal Fashion
● Many Buildings are Dated and Underperforming in Terms of Height, Density, 

Site Configuration and Failure to Maximize Potential Given Proximity to Station

2017 Comprehensive Plan Land Use Comments
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Fairview Area – Existing Land Uses 

Commercial

Industrial

Animal Boarding
Auto Repair
Brewery
Convenience Store
Contractor Offices & Shops
Fairview Train Station
Gas Station
Guitar Shop
Laboratory 
Manufacturing
Professional Offices
Residential (Single/MF)
Restaurant
Self-Storage Facility
Warehouse
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Fairview Area – Existing Land Uses 
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● Redevelopment Should be Oriented Towards the Street, Parking in Rear
● Promote Neighborhood Commercial Uses Along Fairview
● Encourage Mixed-Use, Transit Oriented Development with Appropriate Height
● Connections to Downtown
● Existing Land Uses are Appropriate

○ Update & Enhance the Built Form
○ Better Coordination Through Uses

● Communicate with Existing Industrial Users Regarding Future Needs and 
Potential Desire to Relocate

● Industrial Uses along Rogers Present An Opportunity to Redevelop with More 
Compatible Uses

2017 Comprehensive Plan Land Use Recommendations 
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● Existing Land Uses are Appropriate

OR

● Communicate with Existing Industrial Users Regarding Future Needs and 
Potential Desire to Relocate

● Industrial Uses along Rogers Present An Opportunity to Redevelop with More 
Compatible Uses

Recommendations That Would Benefit
From Council Clarification
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Fairview Area
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Fairview Area Animal Boarding
Auto Repair
Brewery
Convenience Store
Contractor Offices & Shops
Fairview Train Station
Gas Station
Guitar Shop
Laboratory 
Manufacturing
Professional Offices
Residential (Single/MF)
Restaurant
Self-Storage Facility
Warehouse
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Fairview Area Implementation
Boundaries 

and 
Recommendation Review 

October 17, 2023
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