
VILLAGE OF DOWNERS GROVE
Report for the Village 

SUBJECT: SUBMITTED BY:

Zoning Map Amendment - 814-818 Ogden Avenue and 4244 Elm 
Street

Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The petitioner is requesting approval for a Zoning Map Amendment from R-4, Residential Detached House 
4 to B3, General Services and Highway Business, a Special Use to allow for a side-by-side drive-through, 
and a Right-of-Way Vacation at 814-818 Ogden Avenue and 4244 Elm Street.  

STRATEGIC PLAN ALIGNMENT

The goals for 2023-2025 include Strong, Diverse Local Economy.

FISCAL IMPACT

  N/A

RECOMMENDATION

Approval on the October 8, 2024 Active Agenda per the Plan Commission’s unanimous 5:0 positive 
recommendation. The Plan Commission found that the proposal is an appropriate use in the district, 
compatible with the Comprehensive Plan and meets all standards for approval of a Zoning Map Amendment 
a Special Use, and Right-of-Way Vacation found respectively in Section 28.12.030, Section 28.12.050 of 
the Municipal Code and Resolution #2003-58.

BACKGROUND

Property Information and Zoning Request
The petitioner is proposing to construct a new Andy’s Frozen Custard restaurant with a side-by-side drive-
through at the subject property. The 0.97 acre property, located at the northeast corner of Washington Street 
and Ogden Avenue is composed of three vacant buildings all zoned B-3, General Services and Highway 
Business and two vacant properties zoned R-4, Residential Detached House 4. A public alley runs east-west 
between the vacant buildings and the vacant land.  The petitioner is requesting the following approvals:

 A Zoning Map Amendment to rezone two parcels from R-4, Residential Detached House 4 to B-3 
General Services and Highway Business

 Special Use to permit a side-by-side drive-through for a restaurant 
 Right-of-Way (alley) vacation

The existing buildings and parking lots will be demolished in order to construct a new 1,960 square foot 
Andy’s Frozen Custard restaurant with a side-by-side drive-through. In addition to an improved Ogden 
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Avenue access point, two existing ancillary access points will be maintained, one on Washington Street and 
a second on Elm Street.  In addition to the proposed building, the improvements to the site will include a 
parking lot, outdoor patio, landscaping and a trash enclosure.  As required by the Zoning Ordinance, 
pedestrian connections will be provide to both Ogden Avenue and Washington Street.

A 266’ by 20’ public alley running east to west near the northern section of the property is requested to be 
vacated.  The vacation allows greater flexibility in site design, accommodates two access points and 
circulation for the Andy’s Frozen Custard drive-through while maintaining the adjacent properties access.  
Per the Village’s Right-of-Way Vacation Policy (Resolution #2003-58), easements for drainage, utility and 
access easement are retained along the entire width and length of the alley. The Village will convey the 
public alley to the petitioner at no cost.

Compliance with the Zoning Ordinance
The property is currently zoned B-3, General Services and Highway Business and R-4, Residential Detached 
House 4. The proposal calls for a map amendment to rezone the R-4, Residential Detached House 4 portion 
of the property to a B-3, General Services and Highway Business.  The bulk requirements of the proposed 
development in the B-3 zoning district are summarized in Table 1 of the Plan Commission staff report.  No 
variances are requested for the proposed development. 

Compliance with the Comprehensive Plan
The proposed development meets the Comprehensive Plan’s key concepts for this subarea as summarized 
in the Plan Commission staff report, including such recommendations as developing commercial areas that 
are designed to be architecturally attractive, and encouraging commercial expansion by increasing lot depth 
on a case-by-case basis given location, context, use, and screening.  The proposed development is consistent 
with the Comprehensive Plan.

Public Comment
The petitioner held a neighborhood meeting, a summary of which is provided in the Plan Commission 
packet.  Prior to the Plan Commission meeting, the Village staff received two phone calls general in nature 
requesting information on the proposed development.  After publication of the Plan Commission packet, 
the Village received additional communication, which is also attached.   The comments expressed concerns 
about the use, specifically related to traffic, lighting and noise. The Village also received two letters of 
support for the project. 

Twenty-four (24) individuals provided public comment during the public hearing.  Three members of the 
public spoke in favor of the project and indicated support of the use and redevelopment of an underutilized 
site.   The public’s concerns were related to traffic, lighting and noise.  Regarding the concerns for traffic, 
the petitioner noted that the proposed parking and side-by-side drive-through would exceed both the 
minimum parking and stacking requirements.  This would minimize any parking on residential streets and 
queuing issues on Washington Street.  Pedestrian improvements along the Washington Street right-of-way 
include the addition of a sidewalk.  Lastly, per the recommendation of the Plan Commission, the petitioner 
has agreed to prohibit turning movements northbound on both Washington Street and Elm Street. 

In regards to lighting and sound, the petitioner will provide an 8’ solid fence and will comply with the 
Village photometric requirements.  Per the recommendation of the Plan Commission, the petitioner has 
agreed to install additional landscaping along the north property per the updated landscaping plan.  With 
regards to noise, the petitioner explained that Andy’s Frozen Custard does not have drive-through speakers; 
instead employees walk up to the vehicles to receive menu orders. 
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ATTACHMENTS

Aerial Map
Ordinance
Staff Report with attachments dated September 16, 2024
Draft Minutes of the Plan Commission Hearing dated September 16, 2024
Public Correspondence
Updated Landscape Plan
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814-818 Ogden
24-PLC-0026

ORDINANCE NO. ________

AN ORDINANCE VACATING A CERTAIN PORTION OF 
PUBLIC RIGHT-OF-WAY IN THE VILLAGE OF DOWNERS GROVE

(ALLEY TO THE NORTH OF 814-818 OGDEN AVENUE)

WHEREAS, it has been determined by the Council of the Village of Downers Grove in DuPage 
County, Illinois, that it is in the public interest to vacate a certain portion of a two hundred sixty-six foot (266’) 
by twenty foot (20’) public alley unimproved right-of-way located adjacent to 814-818 Ogden Avenue, 
Downers Grove, Illinois, in said Village hereinafter more particularly described (and as depicted in the areas 
adjacent to the Plat of Vacation attached hereto); and 

WHEREAS, K&M Corp. of Arizona ("Owner") owns the Property located at 814-818 Ogden Avenue 
and 4424 Elm Street and has filed with the Plan Commission, a written petition requesting the vacation of said 
public right-of-way conforming to the requirements of the Village's Right-of-Way Vacation Policy (Resolution 
No. 2003-58); and

WHEREAS, the required public notice has been given and a public hearing respecting said vacation 
has been conducted by the Plan Commission on September 16, 2024 in accordance with applicable law; and 

WHEREAS, the Village Council, after due investigation and consideration, has determined that the 
nature and extent of the public use and the public interest to be served is such as to warrant the vacation of said 
portion of said right-of-way. 

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

SECTION 1.  That all that part of the following described property, to wit:

ALL THAT PART OF THE 20 FOOT WIDE VACATED ALLEY LYING BETWEEN 
WASHINGTON STREET AND ELM STREET, NORTH OF AND ADJOINING LOTS 10 TO 19 IN 
BLOCK 4 IN LYMAN PARK SUBDIVISION OF THE EAST 281.7 FEET OF LOT 2 AND ALL OF 
LOT 4 OF THE PLAT OF CIRCUIT COURT PARTITION OF HENRY M. LYMAN’S ESTATES, 
IN SECTION 5, TOWNSHIP 38 NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL 
MERIDIAN, AND PART OF THE SOUTHEAST QUARTER OF SECTION 5, TOWNSHIP 38 
NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE 
PLAT OF LYMAN PARK SUBDIVISION, AFORESAID, RECORDED ON MAY 15, 1926 AS 
DOCUMENT 213564, MODIFIED BY DECREES ENTERED MARCH 8, 1940 IN CASE NUMBER 
39-938 CIRCUIT COURT OF DUPAGE COUNTY, ILLINOIS AND AMENDED BY 
INSTRUMENT DATED FEBRUARY 27, 1941 AND RECORDED MARCH 31, 1941 AS 
DOCUMENT 421692, IN DUPAGE COUNTY, ILLINOIS. 

(hereinafter referred to as the "Vacated Washington-Elm Alley"), is hereby vacated and closed, and that it is 
hereby declared that the same is no longer required for public use and that the public interest will be served by 
such vacation and that title shall be vested with the Owners of the property located at 814-818 Ogden Avenue 
and 4244 Elm Street, as depicted on the plat of vacation. 
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SECTION 2.   The Mayor and Clerk of the Village of Downers Grove are hereby authorized to sign 
the plat of vacation of the Vacated Washington-Elm Alley described herein.  

SECTION 3.  That a certified copy of this ordinance and an accurate map of the Vacated Washington-
Elm Alley shall be filed for record by the Clerk of the Village of Downers Grove in the Office of the Recorder 
of Deeds, DuPage County, Illinois, upon satisfaction of all conditions contained in Section 3 of this ordinance.

SECTION 4.  That all ordinances or parts of ordinances in conflict with the provisions of this 
ordinance are hereby repealed. 

 SECTION 5.  That this ordinance shall be in full force and effect from and after its passage and 
publication in pamphlet form as provided by law. 

                                  _____________________________
                                              Mayor

Passed:
Published:
Attest: _____________________________
               Village Clerk

1\mw\ord.24\Vacate-814-818-Ogden-ROW-24-PCE-0026
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VILLAGE OF DOWNERS GROVE 

REPORT FOR THE PLAN COMMISSION 
SEPTEMBER 16, 2024 AGENDA 

 
 
SUBJECT:                                              TYPE:                                      SUBMITTED BY: 
24-PLC-0026 
814-818 Ogden Avenue & 
4244 Elm Street 

Zoning Map Amendment, 
Special Use, and Right-of-Way 
Vacation 

Flora León, AICP 
Senior Planner 

 
REQUEST 
The petitioner is requesting approval for a Zoning Map Amendment from R-4, Residential Detached House 4 to B-
3, General Services and Highway Business, a Special Use to allow for a side-by-side drive-through, and Right-of-
Way Vacation at 814-818 Ogden Avenue and 4244 Elm Street. 
  
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 

  
OWNER: K & M Corp. Of Arizona 
  1205 Ogden Avenue 
  Downers Grove, IL 60515 
 
PETITIONER: Downers Grove Equity Group LLC 
 Brett Paul 
 745 Mcclintock Dr., Suite 305 
 Burr Ridge, IL 60527 
  

 
PROPERTY INFORMATION 
 

EXISTING ZONING: B-3, General Services and Highway Business and R-4, Residential Detached 
House 4 

EXISTING LAND USE: Vacant Commercial Buildings, Vacant Land, Parking Lot, and Alley 
PROPERTY SIZE: 42,289 sq. ft. (.971 acres)  
PIN: 09-05-120-009, -018 and 09-05-120-019, -20, -021, -022, -023, and -024  

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
NORTH: R-4, Residential Detached House 4   Single Family Detached 
SOUTH: B-3, General Services and Highway Business Corridor Commercial 
EAST: B-3, General Services and Highway Business Corridor Commercial  
WEST: B-3, General Services and Highway Business Corridor Commercial  
  R-4, Residential Detached House 4   Single Family Detached 
 

ORD 2024-10477 Page 7 of 177



24-PLC-0026; 814-818 Ogden Avenue & 4244 Elm Street        Page 2 
September 16, 2024 

 

 
ANALYSIS 

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

1. Project Narrative 
2. Entitlement Criteria  
3. Plats of Survey 
4. Location Map 
5. Architectural Plans 
6. Engineering Plans 
7. Landscape Plan 
8. Elevations 
9. Photometric Plan 
10. Traffic Study 
11. Plat of Vacation 
12. Plat of Consolidation  
13. Appraiser’s Report  
14. Neighborhood  Meeting Summary 

 
PROJECT DESCRIPTION 
The petitioner is proposing to construct a new Andy’s Frozen Custard restaurant with a side-by-side drive-
through at 818 Ogden Avenue. The 0.97 acre property, located at the northeast corner of Washington Street 
and Ogden Avenue is composed of three vacant buildings all zoned B-3, General Services and Highway 
Business and two vacant properties zoned R-4, Residential Detached House 4. A public alley runs east-
west between the vacant buildings and the vacant land.  The site is adjacent to a mixed use multi-tenant 
commercial and residential building to the east along with single family residential homes directly north.  
The petitioner is requesting the following approvals: 
 

• A Zoning Map Amendment to rezone two parcels from R-4, Residential Detached House 4 to B-3 
General Services and Highway Business 

• Special Use to permit a side-by-side drive-through for a restaurant  
• Right-of-Way (alley) vacation 

 
The existing buildings and parking lots will be demolished in order to construct a new 1,960 square foot 
Andy’s Frozen Custard restaurant with a side-by-side drive-through. The drive-through lanes accommodate 
17 vehicles and wrap around the west, south and east portions of the building. The building facade will be 
composed of brick and storefront glass.  There is no indoor dining proposed.  Walk-up ordering takes place 
at three ordering windows that face west and are located under a canopy.  An outdoor seating area is also 
provided under the canopy. The patio canopy includes a slight tilt adding variation to the roofline.   
 
The two access points on Ogden will be reduced to one.  Two existing ancillary access points will be 
maintained, one on Washington Street and a second on Elm Street.  In addition to the proposed building, 
the improvements to the site will include a parking lot, outdoor patio, landscaping and a trash enclosure. 
The petitioner is proposing a total of 29 parking spaces for the entire site.  As required by the Zoning 
Ordinance, pedestrian connections will be provide to both Ogden Avenue and Washington Street. 
 
A 266’ by 20’ public alley running east to west near the northern section of the property is requested to be 
vacated.  The vacation allows greater flexibility in site design, accommodates two access points and 
circulation for the Andy’s drive-through.  Access will also be provided via an access easement to 800 Ogden 
Avenue. Per the Village’s Right-of-Way Vacation Policy (Resolution #2003-58), staff contacted the public 
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agencies and determined that the utility providers and the Village do not have any objections to the vacation 
of the right-of-way as long as a public drainage, utility and access easement are retained along the entire 
width and length of the alley. The required easement have been provided as noted on the Plat of Vacation.   
 
COMPLIANCE WITH ZONING ORDINANCE 
The property is currently zoned B-3, General Services and Highway Business and R-4, Residential 
Detached House 4. The proposal calls for a map amendment to rezone the R-4, Residential Detached House 
4 portion of the property to a B-3, General Services and Highway Business.  The bulk requirements of the 
proposed development in the B-3 zoning district are summarized in Table 1.   
 
Table 1: Zoning Requirements 
814-818 Ogden Avenue &  
4244 Elm Street  Required Proposed 

Proposed Building   
Ogden Avenue Setback (South) 75 ft. from Ogden Ave. centerline 85.5 ft. 
Washington Street Setback (West) 25 ft. 77 ft. 
Side Interior Setback (North) 13.5 ft. 86.5 ft. 
Rear Setback (East) N/A N/A 
Parking   
Ogden Avenue Setback (South) 50 ft. from Ogden Ave. centerline 61.6 ft. 
Washington Street Setback (West) 8 ft. 11.7 ft. 
Side Interior Setback (North) 5.5 ft. 20.7 ft. 
Rear Setback (East) N/A N/A 
Drive-Through   
Stacking Spaces 8 17 
Spaces between Order and Pick-up 3 3 
Setback from Residential Lot Line 50 ft. 63 ft. 
Other   
Floor Area Ratio 0.75 (max) 0.05 
Building Height 60 ft. (max) 28 ft. 
Open Space  4,228 sq. ft. (10%) 15,350 sq. ft. (36%) 
Street Yard Landscape Open Space 2,114 sq. ft. (50% min) 3,750 sq. ft. (89%) 
Parking  7 (3.5/1,000 SF) 29 
Bicycle Parking 2 3 

 
Signage 
The applicant’s proposal complies with the Village’s Zoning Ordinance. All proposed signage will also be 
required to comply with the requirements of the Village’s Zoning Ordinance.  
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Comprehensive Plan’s Future Land Use Map designates this property as Corridor Commercial.  
Corridor Commercial uses are defined as automobile related uses that provide services and retail 
opportunities to the nearby neighborhoods and the surrounding region. The Comprehensive Plan 
specifically mentions that the Ogden Avenue corridor continue to contain a range of these type of uses.   
 
The proposed development also meets the Comprehensive Plan’s key concepts for this subarea:  
 

• Beautification along Ogden Avenue with street yard landscaping 
• Commercial areas that are designed to be architecturally attractive and add value to adjacent 

properties 
• Implements the recommendations of the Economic Development Plan to Enhance the Sales Tax 
• Improved pedestrian connectivity by installing a new sidewalk on Washington Street and two new 

internal pedestrian connections to the site 
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• Parking lot screening and interior landscaped islands  
• Dumpster enclosures and screening  
• Buffering nearby residential areas from the impacts of commercial use (such as noise, light, and 

traffic) through the use of landscaping and screening 
• The consolidation of multiple lots into one lot increases the depth and width creating a functional 

site plan. 
• Encouragement of commercial expansion by increasing lot depth on a case-by-case basis given 

location, context, use, and screening. 
 
The proposed development is consistent with the Comprehensive Plan. 
 
ENGINEERING/PUBLIC IMPROVEMENTS 
Based on the existing and proposed impervious area, Post Construction Best Management Practices are not 
required for this property. The project will meet all provisions of the Stormwater and Floodplain Ordinance.  
Additional public improvements within the Washington Street right-of-way include the removal of an 
asphalt parking area, installation of curb and gutter, parkway turf, parkway trees, and a sidewalk.  Within 
the Elm Street right-of-way improvements will include a hydrant relocation and installation of curb and 
gutter. A new water service line will be provided from Ogden Avenue.  
 
PUBLIC SAFETY REQUIREMENTS 
The Village has reviewed the proposed development and determined that sufficient access to and around 
the site is provided for emergency vehicles.  The site layout permits Fire Department apparatus the 
opportunity to enter and exit the site from the Ogden Avenue, Washington Street and Elm Street curb cuts.   
 
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 received two phone calls 
general in nature requesting information on the proposed development. 
 
Due to the map amendment request, Sec 28.12.010(f)(3) of the Municipal Code, requires that the petitioner 
hold a neighborhood meeting. The petitioner held a neighborhood meeting on September 5, 2024.  The 
comments provided at the neighborhood meeting are provided in the attached Neighborhood Meeting 
Summary.   
 
STANDARDS OF APPROVAL 
The petitioner is requesting a Zoning Map Amendment, a Special Use, and an alley vacation. The review 
and approval criteria 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. 
 
Zoning Map Amendment Request 
Section 28.12.030(i) Review and Approval Criteria for Zoning Map Amendments 
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 
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land development in the vicinity;  
6. the value to the community of the proposed use; and  
7. the comprehensive plan.  

 
Special Use Request 
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 petitioner has presented evidence to support 
each of the following conclusions:  
1. That the proposed use is expressly authorized as a Special Use in the district in which it is to 

be located;   
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.  

 
Compliance with the Procedure to be followed in the Vacation of Streets, Alleys, and Public Rights-of-
Way (Resolution #2003-58) 
The Village’s alley vacation policy asks the following questions when it comes to determining if an alley can 
be vacated.  These questions 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. 
  

DRAFT MOTION 
 

Staff will provide a recommendation at the September 16, 2024 meeting.  Should the Plan Commission find 
that the request is consistent with the Comprehensive Plan and meets the requirements of the Zoning 
Ordinance, staff has prepared a draft motion that the Plan Commission may make for the recommendation 
approval of 24-PCE-0026: 
 
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 Zoning Map Amendment from R-4, Residential Detached House 4 
to B-3, General Services and Highway Business, a Special Use to allow for a side-by-side drive-through, 
and an alley vacation 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 24-
PCE-0026, subject to the following conditions: 
 

1. Rezoning, Special Use, and Alley Vacation shall substantially conform to the staff report; 
architectural drawings prepared by Hufft dated August 9, 2024 and last revised on September 9, 
2024, and engineering and landscape drawings prepared by Manhard Consulting dated August 9, 
2024 last revised on September 9, 2024 except as such plans may be modified to conform to the 
Village codes and ordinances. 

2. A recorded access easement will be required prior to occupancy approval.   
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3. The petitioner shall administratively consolidate the lots into one lot of record prior to issuing a 
building permit.   

4. Prior to execution of the vacation plat, the petitioners shall pay the Village a total of $16,000 per 
the petitioner’s appraisal. 

5. Submit a tree risk assessment report (TRAQ) from a certified arborist for the two parkway trees 
located on the Elm St. side nearest where the hydrant will be relocated. 

6. An 8’ solid fence will be installed along the entire length of the northern lot line.  
 
Staff Report Approved By: 
 

Stanley J. Popovich, AICP 
Director of Community Development  
 
SP; fl 
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Date: August 28, 2024
To: The Village of Downers Grove
From: Downers Grove Equity Group LLC
Subject: Plan Commission Application for PUD

The Plan Commission Application for Special Use includes the following:

● Petition for Plan Commission Application
● Owner Acknowledgements of Application
● Application Fees
● Collated Full Size 24x48 Plan Set, Including

○ Plat of Survey
○ Detailed Siteplan
○ Preliminary Engineering Plans
○ Car Stacking Exhibit
○ Fire Truck Turn Exhibit
○ Garbage Truck Turn Exhibit
○ KLOA Traffic Study
○ Sanitary District Conceptual Approval
○ Zoning Table
○ Building Elevations
○ Building Floor Plan
○ Photometric Plan
○ Landscaping Plan
○ Signage Plan with Elevations
○ Color Renderings

● Twelve (12) collated packets of 11x17 plan set
● Certification of Public Notice and List of Surrounding Properties

Introduction

Downers Grove Equity Group LLC (DGEG) is submitting plans for a proposed redevelopment of the
properties located at the corner of Ogden and Washington St along the Ogden Ave, Corridor. DGEG is under
agreement for the properties commonly known as 814-818 Ogden ave; and 4244 Elm St. Additionally there
have been discussions with the Village to vacate the alley between the commercially B-3 zoned lots, and the
two R-4 residential lots located to the north of the Village owned alley. DGEG is proposing to construct an
Andy’s Frozen Custard drive through restaurant.

These parcels have been substantially vacant for over a decade and are currently not representing the
highest and best use for the site. Through the vacating of the Village owned alley, this site can be assembled
and redeveloped into a viable drive through restaurant site.
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Location:

The proposed development includes five existing lots on Ogden Ave. (814-818 Ogden Ave.), one lot on
Washington St.(814-816 Ogden Ave), one lot on Elm St (4244 Elm St.), and the village owned alley.

Tenant:

The proposed Tenant will be Andy’s Frozen Custard. Andy’s is a quick-service style restaurant with drive-thru
and walk-up windows only, and no indoor dining. Orders are taken the old-fashioned way with face-to-face
interaction at each car by a runner, instead of speaker boxes.

Andy’s serves frozen treats including sundaes, concretes, and shakes, which features frozen custard that is
made fresh every hour. There are no grills or fryers and have only an oven for baked goods. The speed of
service commitment is 90 seconds or less, which helps drive-thru lines go quickly and ease of flow with
on-site traffic.

Andy’s commits to being involved in the community, such as Chamber of Commerce, schools, police and fire,
parks and recreation events, libraries, and other small businesses.

Site Plan:

DGEG is proposing to construct a self standing Andy’s Frozen Custard drive through facility.

The development will have three access points, all three currently existing: one from Ogden Ave.; one from
Washington St.; and one from Elm St.

Zoning Entitlements:

To proceed with this development, DGEG requires one Special Use, Map Amendment (rezoning R-4
parcels), and an Alley Vacation:

● A special use permit from the Village for a drive through for Andy’s Frozen Custard
● A map amendment rezoning two R-4 parcels
● An Alley Vacation
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In closing, we believe this project would be a major asset to the Village. The proposed use will clean up,
beautify, and highlight a well known corner within the Village, significantly add to Village’s retail sales and real
estate tax revenue base, and eliminate the underutilization of this strategic site.

With your approvals we hope construction can begin in the 4th quarter of 2024.

Regards,

Downers Grove Equity Group LLC
Brett Paul - Manager
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Neighborhood Meeting Sign-In Sheet 

Location: Panera Bread, Downers Grove, IL 

Company: Downers Grove Equity Group LLC 

Project: Proposed Andy's Frozen Custard at 818 Ogden Ave., Downers Grove, IL 

# Phone Number 

1 

2 

3 

4 

s--1-
5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

Email 

September 4, 2024, 5:30 PM
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Neighborhood Meeting Feedback 

Date: September 4, 2024, 5:30 PM 

Meeting Location: Panera Bread, 160 Ogden Avenue, Downers Grove, IL 

Developer: Downers Grove Equity Group LLC 

Project: Proposed Andy's Frozen Custard at 818 Ogden Ave., Downers Grove, IL 

Notes: Letters were sent to all residents via United State Postal Service, mailed on August 

21, 2024. We were also made aware of a Facebook comment from a local resident bringing 

attention to the meeting. 

Attendees: See sign in sheet with local residents who attended.  

Developer representatives: Brett Paul and Michael Gatto 

Andy’s Representatives: Liana Moore and Robert de la Fuente 

Attendee Feedback 
 

Comment: Concern about current traffic coming south on Elm St. and Washington and 

impact of new Andy’s. 

Response: A majority of traffic will be coming from Ogden Avenue and shouldn’t add new 

traffic to residential area. 

 

Comment: Signage concern. How long will signs be staying on and what kind of light can be 

expected from the property. One resident referenced the Andy’s in Naperville being bright. 

Response: Andy’s will be complying with the Village’s zoning regulations regarding signage 

and will not be asking for any variances 

 

Comment: Concern about the existing fence on the north side of the property screening 

light from customers. 

Response: Fence will be repaired in any area necessary and will be brought to “like new” 

condition. 
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Comment: Security camera: what type of security system will Andy’s have? 

Response:  Security camaras monitor the interior and exterior of the buildings. 

 

Comment: Additional comments about traffic concerns and ingress/egress onto 

Washington. Concern traffic will congest area more than it already is. Suggestion of 

additional traffic controls like at Ogden and Lindley Speedway, which does not allow a right 

out onto Lindley. 

Response: We are currently using the existing cuts on Elm and Washington. Also there will 

be a point of access on Ogden, which will be best for customers using the drive-thru. 

 

Comment: Question about existing parking areas, what will be changing about what’s 

existing. Will there parking added to the northeast corner of the property? Some concern 

about where UPS customers from across the street will park as some park in the parking 

spaces along the subject property’s building.  

Response: Based on what’s existing, no new parking area will be added. The vacant lot in 

the northeast corner will remain vacant with grass. UPS customers have parking along the 

UPS building that should be in compliance with local code. 

 

Comment: Will there be more or less green space and how is stormwater management 

getting handled? 

Response: Based on what’s currently on site, there will be more greenspace than what’s 

currently existing. Based on our calculations from the engineer no additional stormwater 

management will be required because of impervious area. 

 

Comment: Concern about trees on the north side of the property getting removed for 

screen purposes. 

Response: Any tree removal will be existing trees on subject property. Landscaping will be 

in compliance with Village code. 
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Comment: Drive-thru speaker boxes: How will you control the volume potentially 

disturbing neighbors. 

Response: Andy’s does not have speaker boxes. Employees manually take orders from 

customers in their vehicles. 

Comment: How much revenue will this generate to the Village in additional tax dollars and 

real estate taxes? 

Response: Waiting on additional feedback from Village to project sales tax. 2023 real estate 

taxes total $19,402.82 on current parcels. With improvements to property, taxes will 

increase. 

 

Comment: More comments on traffic concerns. Andy’s is a use they like but existing traffic 

and potential more congestion could disturb the residences further. Left turn out only on to 

Washington or a left turn only lane coming out of the cut onto Washington. 

Response: Many of these comments and concerns come from existing conditions and traffic 

on Washington. We believe a majority of Andy’s traffic will be coming off Ogden and we 

won’t substantially add new traffic.  
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Village of Downers Grove www.downers.us 801 Burlington Ave 
Community Development 630-434-5515 Downers Grove, IL 60515 

  
form updated 10/28/22 

 

 

 

 

Address of Project Site: ________________________________________________________________ 

A detailed response to all of the standards shall be provided, specifying how each standard is or is not met. 

Section 28.12.030.I. Review and Approval Criteria (Zoning Map Amendments - Rezonings) 
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 uses 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. 
 

Zoning Map Amendments 
Review and Approval Criteria 

Form #PC03 
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West- B3/R4- Professional Services and Single Family Residential; North- R4- Single Family Residential;
East- B3- Retail;  South- B3- Auto Related Services

The zoning restrictions should not have a material impact on property values.

There should not be any diminution of property values.

This property is contiguous to the proposed zoning district, and part of a larger assemblage.  If approved, this new
parcel will maintain similar boundaries and depths to the neighboring B3 zoned properties.

The subject property has been vacant as zoned for over 15 years.

The subject property will be assembled into a larger parcel, and redeveloped into a quick service restaurant.
This process will benefit the greater community in the following ways: Utilization of a current vacant site; increased
property tax revenue; increased food and bev tax revenue; and adding a national company to the community who
is not conducting business locally currently.

The comprehensive plan keys in on the shallow lot depths located on Ogden Ave. parcels.  Rezoning and
assembling these parcels would create a solution to that problem (Comp Plan, Pg 114).
The comprehensive plan also notes that the Village should "encourage commercial expansion into residential
areas" (Comp Plan, Pg 120).  This is an opportunity to further this enumerate goal.

814-816 Ogden Ave. (PIN# 0905120009)  and 4244 Elm St. (PIN# 0905120018)



Village of Downers Grove www.downers.us 801 Burlington Ave 
Community Development 630-434-5515 Downers Grove, IL 60515 

  
form updated 10/28/22 

 

 

 

 

Address of Project Site: ________________________________________________________________ 

A detailed response to all of the standards shall be provided, specifying how each standard is or is not met. 

Section 28.12.050.H. Approval Criteria (Special Uses) 
No special use may be recommended for approval or approved unless the respective review or decision 
making body determines that the proposed special use is constituent with and in substantial compliance with 
all Village Council policies and plans and that the applicant has presented evidence to support each of the 
following conclusions: 

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

 

 
 

 

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. 
 
 
 

Special Uses 
Review and Approval Criteria 

Form #PC02 
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The proposed use, Drive-Through Facility, is expressly authorized as a Special Use in the B3 zoning 
district

The proposed use, Drive-Through Facility, would be compatible with the neighboring uses and zoning.
Additionally, the proposed development would reinvigorate an underutilized site that has remained vacant
for a significant period of time; generate increased property tax revenue; generate increased food and
beverage tax revenue; and establish a new relationship with a national company that has not existed in 
the community before.

The proposed use will not be detrimental to the health, safety, or general welfare of the greater community.
The proposed use will remove multiple vacant buildings that have not been substantially occupied in over
a decade and have been minimally maintained. The proposed use will allow the existing substandard
condition to be removed and a new project built to current codes in its place.  The development will also
remove the existing paved public parkway, and replace it with green space, creating a net increase of
green space from the current use to the proposed development.



Downer’s Grove Equity Group LLC
745 McClintock Dr., Suite 305
Burr Ridge, IL 60527
August 6, 2024

Re: Vacation of Village owned Alley

Company is the petitioning the Village of Downers Grove to vacate the alley located to the rear of the 
properties commonly known as 800-818 Ogden Ave. Downers Grove, IL.

The abutting owners are as follows:

Property Address Owner Frontage Abutting Alley (Linear Ft)

814-818 Ogden Ave. K&M Corp of Arizona 324.3 

800 Ogden Ave. AIM OGDEN LL 75

4244 Elm St K&M Corp of Arizona 133.1

Currently the alley has the following public service facilities that run over, under, or upon the parcel:

Public Utility Owner Type of Utility Location

Comed Electric Overhead Electric Poles

Downers Grove Sanitary District 8 Inch Sanitary Pipe Underground

Current legal description of alley:
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Alley Vacation Criteria:

1. Is there written consent from at least two property owners who abut the proposed parcel to be 
vacated?
a. Yes.  The project currently abuts the alley on three parcels.

2. Is the parcel or a portion therof no longer necessary for public use and whether the public interest will 
be served by such vacation request?
a. The alley will no longer be necessary for public use.  The public interest will be served by the 

vacation request through the redevelopment and activation of a site blighted by vacancy and 
building deficiencies.  Additionally, the vacated alley will remain wholly intact as a means of 
ingress/egress for the property owner to the east, removing any adverse effect from the adjacent 
building.

3. If the parcel or any portion thereof should be vacated, will public utility easements and ingress-egress 
easements be maintained?
a. Yes.  Public utility easements will remain.  Ingress-egress easements will be maintained for the 

property to the east.
4. What is the amount and type of compensation, if any, to be required as a condition to the 

effectiveness of the vacation of the parcel?
a. The alley will be vacated at no cost to the project.

Downers Grove Equity Group, LLC hereby requests the Village of Downers grove to vacate the alley.

Sincerely,

Brett Paul
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ANDY'S FROZEN CUSTARD
for

Proposed Improvements

NEC OF WASHINGTON STREET AND OGDEN AVENUE
VILLAGE OF DOWNERS GROVE, ILLINOIS

PROJECT
LOCATION
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333 East Butterfield Road, Suite 600, Lombard, IL 60148       ph:630.691.8500      fx:630.691.8585      manhard.com
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James Matthew Nelson, ASLA, PLA, LEED
Illinois Registered Landscape Architect
# 157-001644
Expires 08/31/2025

LIC
ENS

ED   LANDSCAPE    ARCHITECT

S T A T E  O F  I L L I N O I S

JAMES
MATTHEW
NELSON

157-001644

Date: 08/01/24SEAL

NORTH
LOCATION MAP

Landscape Notes:
1. Seed/ Sod limit line is approximate.  Seed/ Sod to limits of grading and disturbance.  Contractor responsible for restoration of any unauthorized

disruption outside of designated construction area.
2. Contractor responsible for erosion control in all seeded/ sodded areas.
3. Tree mulch rings in turf areas are 5' diameter.  Contractor shall provide a mulch ring around all existing trees within the limits of work.  Remove all

existing grass from area to be mulched and provide a typical spade cut edge. Landscape Fabric shall not be installed under mulch.
4. Bedlines are to be spade cut to a minimum depth of 3".  Curved bedlines are to be smooth and not segmented.
All planting, beds shall receive top dressing of mulch.  Landscape fabric shall not be installed under mulch.  Root flares shall be at or above grade, per
specifications, and all rope/cord shall be removed from the base of tree trunks.
5. Do not locate plants within 10' of utility structures or within 5' horizontally of underground utility lines unless otherwise shown on plans.  Consult with

Landscape Architect if these conditions exist.
6. For Lump Sum Contracts, plants and other materials are quantified and summarized for the convenience of the Owner and jurisdictional agencies

only.  Confirm and install sufficient quantities to complete the work as drawn and specified.  No additional payments will be made for materials
required to complete the work as drawn and specified.

7. For Unit Price Contracts, payments will be made based on actual quantities installed as measured in place by the Owner's Representative.
8. It is the responsibility of the contractor to locate and provide plant material as specified on this plan. The contractor may submit a request to provide

substitutions for the specified plant material under the following conditions:
a. Any substitutions proposed shall be submitted to the project owner's representative within two weeks of the award of contract. Substitutions

must meet equivalent design and functional goals of the original materials as determined by the owner's representative. Any changes must
have the approval of the owner's representative,

b. The request will be accompanied by at least three notices from plant material suppliers that the plant material specified is not available and will
not be available prior to construction.

10. Verify site conditions and information on drawings.  Promptly report any concealed conditions, mistakes, discrepancies or deviations from the
information shown in the Contract Documents.  The Owner is not responsible for unauthorized changes or extra work required to correct unreported
discrepancies. Commencement of work shall constitute acceptance of conditions and responsibility for corrections

11. A minimum of two working days before performing any digging, call underground service alert for information on the location of natural gas lines,
electric cables, telephone cables, etc. The contractor shall be responsible for location and protection of all utilities, and repair of any damage
resulting from his work at no additional cost to the owner.

12. Contractor shall promptly repair all damages to existing site at no cost to owner.
13. Refer to landscape specifications for additional conditions, standards, and notes.

ANDY'S FROZEN CUSTARD
for

FINAL LANDSCAPE PLAN

NEC OF WASHINGTON STREET AND OGDEN AVENUE
VILLAGE OF DOWNERS GROVE, ILLINOIS

James Matthew Nelson, ASLA, PLA, LEED
Illinois Registered Landscape Architect
# 157-001644
Expires 08/31/2025

LIC
ENS

ED   LANDSCAPE    ARCHITECT

S T A T E  O F  I L L I N O I S

JAMES
MATTHEW
NELSON

157-001644

Date: 08/01/24SEAL

Village of Downers Grove Required Landscaping

STREET TREE REQUIREMENT

Requirement: Parkway trees are required 1 per 40 lf.  The Village forester shall install
the required parkway trees.  Fees paid directly to Village.

On Plan - Not shown, to be determined by Village Forester

PARKING LOT PERIMETER LANDSCAPING
Requirement: When across the street from a residential zoning district, perimeter
landscaping required along 100% of street frontage.  When across from
non-residential, perimeter must be provided along 75% of the perimeter.  Plantings
must be provided in groupings of at least 3 plants at 36" min ht.  Provide one shade or
ornamental tree per 30' of street frontage (parkway trees may count towards
requirement).

When interior and abutting another lot, landscaping must be proided for 50% of the
perimeter abutting side and rear lot lines with groupings of no less than 3.  When
abutting a residential zoning district, a 6' fence must be provided instead of
landscaping along 100% of the parking lot perimeter.

All Parking Lot Perimeter Landscaping may be counted towards zoning district
landscape open space requirements.

Required - Fence @ North Property line and 50% min landscaping, 50% min
landscaping along east lot line, 75% min. landscaping along south and west
drive-thru/ parking lot (Street Yard).
On Plan - New  6' fence @ North Property line and 50% min. landscaping, 50%
min landscaping along east lot line provided.  75% min. landscaping along south
and west drive-thru/parking lot (street yard).

PARKING LOT INTERIOR  LANDSCAPING
Requirement: Landscape islands must be located at the end of each parking row and
within each row so there are no more than 20 spaces between islands.  Islands must
be 7' wide min. and 150 sf.  One shade tree must be provided for each 150 sf of island.
If divider medians are provided, they must be 6' wide and provide 1 shade tree per 40'
of median length.  At least 50% of the islands must be planted with live material or turf.

Parking Lot Interior Landscaping may be counted towards zoning district landscape
open space requirements if over 500 sf or more.

Required - 7 island trees
On Plan - 7 island trees

OPEN SPACE REQUIREMENT PER ZONING DISTRICT
Requirement: Min. 10% of lot requires Landscaped Open Space.  At Least 50% of the
required landscaped open space must be located in the street yard.  Must be
landscaped with live plants.

Total Site:  ± 40,782.9 sf
10% Open Space:  4,078.3 sf (2,039.15 sf in street yard)

Required - 4,078.3 sf Landscaped Open Space (2,039.15 of it in street yard)
On Plan - 14,945 sf Landscaped Open Space (±5,800 of it in street yard)

SIGN LANDSCAPING
Requirement: Monument signs must be surrounded by a landscape area of at least 3'
in width, consisting of shrubs, perennials, ornamental grasses, etc.

On Plan - Meets Ordinance
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PROJECT
LOCATION

INDEX OF SHEETS
SHEET NO. DESCRIPTION
L1 TITLE SHEET AND LANDSCAPE SUMMARY
L2 FINAL LANDSCAPE PLAN
L3 LANDSCAPE DETAILS
L4 LANDSCAPE SPECIFICATIONS

ESTIMATED STREET TREE LOCATION- BY OTHERS 5

EXISTING TREE TO REMAIN 4

TURF 17,408 sf
SEED OR SOD, TBD BY OWNER

LANDSCAPE LEGEND

CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

DECIDUOUS TREES
AA 4 Acer x freemanii 'Jeffersred' Autumn Blaze® Freeman Maple 2.5" Cal. B&B
GI 3 Gleditsia triacanthos inermis Thornless Honey Locust 2.5" Cal. B&B

DECIDUOUS SHRUBS
AB 15 Aronia melanocarpa 'UCONNAM166' Low Scape Hedger® Black Chokeberry 24" Pot
CI 12 Cornus sericea 'Isanti' Isanti Red Twig Dogwood 24" Pot
PX 5 Diervilla x 'G2X885411' Kodiak® Red Diervilla 24" Pot
HJ 10 Hydrangea paniculata 'Jane' Little Lime® Panicle Hydrangea 24" Pot
RL 6 Rosa rugosa 'Purple Pavement' Purple Pavement Rose 24" Pot
RI 11 Rosa x 'Meijocos' Pink Drift® Groundcover Rose 5 gal. Pot
SB 20 Syringa x 'SMSJBP7' Bloomerang® Dark Purple Lilac 24" Pot

EVERGREEN SHRUBS
JP 14 Juniperus chinensis 'Kallays Compact' Kallay Compact Pfitzer Juniper 5 gal. Pot
RK 6 Rhododendron x 'Karens' Karens Azalea 24" Pot

ORNAMENTAL GRASSES
PB 9 Pennisetum alopecuroides 'Little Bunny' Little Bunny Fountain Grass 1 gal. Pot
SH 14 Sporobolus heterolepis Prairie Dropseed 1 gal. Pot

PERENNIALS
HO 8 Hemerocallis x 'Stella de Oro' Stella de Oro Daylily 1 gal. Pot
NC 15 Nepeta x 'Cat's Pajamas' Cat's Pajamas Catmint 1 gal. Pot

PLANT SCHEDULE

1

1
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EXISTING FENCE TO REMAIN

EXISTING FENCE
TO REMAIN

1 GI 4 AA

1 GI

1 GI

9 AB

3 HJ

5 PX

3 SB

5 CI

132 LF PROPOSED 6' WOOD FENCE

132 LF PROPOSED
6' WOOD FENCE

3.5 LF PROPOSED
6' WOOD FENCE

4 RI

4 HJ

5 JP

3 HJ

8 HO

3 SH
3 RL

7 RI
6 RK

5 SH
7 NC

9 PB

5 JP
6 AB

3 SH

3 SH
8 NC

2 JP

3 RL
2 JP

7 CI
11 SB

6 SB

NORTH
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ESTIMATED STREET TREE LOCATION- BY OTHERS 5

EXISTING TREE TO REMAIN 4

TURF 17,408 sf
SEED OR SOD, TBD BY OWNER

LANDSCAPE LEGEND

CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

DECIDUOUS TREES
AA 4 Acer x freemanii 'Jeffersred' Autumn Blaze® Freeman Maple 2.5" Cal. B&B
GI 3 Gleditsia triacanthos inermis Thornless Honey Locust 2.5" Cal. B&B

DECIDUOUS SHRUBS
AB 15 Aronia melanocarpa 'UCONNAM166' Low Scape Hedger® Black Chokeberry 24" Pot
CI 12 Cornus sericea 'Isanti' Isanti Red Twig Dogwood 24" Pot
PX 5 Diervilla x 'G2X885411' Kodiak® Red Diervilla 24" Pot
HJ 10 Hydrangea paniculata 'Jane' Little Lime® Panicle Hydrangea 24" Pot
RL 6 Rosa rugosa 'Purple Pavement' Purple Pavement Rose 24" Pot
RI 11 Rosa x 'Meijocos' Pink Drift® Groundcover Rose 5 gal. Pot
SB 20 Syringa x 'SMSJBP7' Bloomerang® Dark Purple Lilac 24" Pot

EVERGREEN SHRUBS
JP 14 Juniperus chinensis 'Kallays Compact' Kallay Compact Pfitzer Juniper 5 gal. Pot
RK 6 Rhododendron x 'Karens' Karens Azalea 24" Pot

ORNAMENTAL GRASSES
PB 9 Pennisetum alopecuroides 'Little Bunny' Little Bunny Fountain Grass 1 gal. Pot
SH 14 Sporobolus heterolepis Prairie Dropseed 1 gal. Pot

PERENNIALS
HO 8 Hemerocallis x 'Stella de Oro' Stella de Oro Daylily 1 gal. Pot
NC 15 Nepeta x 'Cat's Pajamas' Cat's Pajamas Catmint 1 gal. Pot

PLANT SCHEDULE

FRONT BACK

6' WOOD PRIVACY FENCE-FINISHED TOP/ FLAT FACE
1/4" = 1'-0"

12" DIA. CONCRETE
FOOTING.  TYP. ALL POSTS

HOLD TOP OF FOOTING 3"
BELOW FINISH GRADE.

FINISH GRADE
2"x4" RAIL
1"x6" FOOTER
2"x4" RAIL

1"X4" PICKETS PLACED
TIGHTLY TOGETHER

6"X6" POST 8' O.C.
1"x6" FACIA
2"x10" CAP, CENTERED

6"
3'

-0
"3"
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FRONT SIDE FACES
OUTSIDE PROPERTY

NOTE:
1. ALL LUMBER SHALL BE NO. 1

SELECT, ROUGH SAWN CEDAR, AND
SHALL BE SOLID, STRAIGHT, FREE
FROM KNOTS, SPLITS, SHAKES, &
DISCOLORATION.  ALL CHAMFERED
EDGES & ROUTED AREAS SHALL BE
UNIFORM AND FREE FROM SAW
MARKS.

2. ALL NAILS, FASTENERS AND OTHER
HARDWARE SHALL BE HOT DIPPED
GALVANIZED.  NAILS SHALL BE
SHANK.

3. POSTS SHALL BE SECURELY
BRACED IN THEIR FINAL POSITION A
MIN. 24 HOURS BEFORE BOARDS
ARE NAILED.

4. ALL EXPOSED LUMBER SHALL BE
STAINED WITH KWAL-HOWELLS
SANDLEWOOD RUSTIC STAIN.

6'
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" (
VA
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IE
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PO
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IN
. H

T.
 6

'-0
"

M
AX

. H
T.

 6
'-1

0"

8'-0" O.C.

2" MAX. GAP TO FINAL GRADE

2"x4" RAILS

1"x4" PICKET

6"x6" POST

2"x10" CAP

CAP, FACIA, AND FOOTER OF
FENCE SHALL REMAIN PARALLEL
TO GRADE

2"x10" CAP
1"x6" FACIA

6"x6" POST

1"X5" PICKETS PLACED
TIGHTLY TOGETHER

1"x6"
FOOTER

323129.13-10
1

1

1

1
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BALL DIA. + 24"

NOTE:  THE ROOT COLLAR/FLAIR SHALL
BE 0 TO 1 INCH ABOVE GROUND LEVEL
AND NOT PLANTED UNDER GROUND
LEVEL.  NOTE THAT THE ROOT COLLAR IS
TYPICALLY 1 TO 3 INCHES BELOW TOP OF
ROOT BALL.  NO SYNTHETIC BURLAP
WILL BE ACCEPTED.

DECIDUOUS TREE PLANTING - ANSI A300
1/4" = 1'-0"

DO NOT CUT LEADER.

TREE WRAP AS REQUIRED.  SEE SPECS.

4" LAYER OF MULCH. 3' DIA. MULCH
RING. MAX. 1" OF MULCH DIRECTLY
OVER ROOT BALL

TOP OF ROOT BALL SHALL BE FLUSH W/
FINISH GRADE BEFORE BACKFILLING.

REMOVE BURLAP & ROPE FROM TOP
 13 OF BALL.

4" SOIL SAUCER AROUND TREE

EXISTING GRADE.

PLANTING MIXTURE.  SEE SPECS.
MIN. 13 DEPTH OF TREE PIT

MIN. SOIL
LOOSENING 1.5X

ROOT BALL DIAMETER

3' MIN. DIA.

MULCH NEAR, BUT
NOT TOUCHING

TRUNK

BOTTOM OF TRUNK
FLAIR AT OR ABOVE

FINISH GRADE

329343.33-23
1

3' Min. Dia.

Min. Soil Loosening
1.5-3x Root Ball Dia.

CONIFER TREE PLANTING - ANSI A300
1/4" = 1'-0"

2 -Ply rubber hose 23 up tree height.

Guying cables @ 3 guys per tree.

Galvanized turnbuckle.  See specs.

Top of root ball shall be 3" above
finish grade before backfilling.

White guy wire flag.

4" Layer of mulch. 3' Dia. Mulch
ring. Max. 1" of mulch directly
over root ball

Remove burlap from top 13 of root
ball; cut and remove as much wire
basket as possible from the root
ball.

Existing grade.

Steel guying stake- auger type.
18" min. set top of stake at grade.

Planting mixture.  Min. 13 depth of
tree pit

Note:  Remove all stakes
and wires after one year of
growth.

Mulch near, but
not touching trunk

Bottom of trunk flair
at or above finish grade

Note:  The root collar/flair shall be 0 to 1 inch
above ground level and not planted under
ground level.  Note that the root collar is
typically 1 to 3 inches below top of root ball.
No synthetic burlap will be accepted.

2
329343.46-03

SHRUB PLANTING DETAIL - ANSI A300
3/4" = 1'-0"

MIN. SOIL LOOSENING 1.5X
ROOT BALL DIAMETER

TOP OF ROOT BALL SHALL BE 2"
ABOVE FINISH GRADE BEFORE
BACKFILLING.

CUT AND REMOVE BURLAP,
TWINE, AND/ OR WIRE FROM TOP
 13 OF ROOTBALL.

4" LAYER OF MULCH.

4" SAUCER AROUND PIT.

TRENCH.  VERTICALLY CUT EDGE.
PLANTING MIXTURE.  SEE SPECS.

EXISTING GRADE

45° OR LESS

BALL DIA. ±12"
NOTE:  THE ROOT COLLAR/FLAIR SHALL
BE 0 TO 1 INCH ABOVE GROUND LEVEL
AND NOT PLANTED UNDER GROUND
LEVEL.  NOTE THAT THE ROOT COLLAR
IS TYPICALLY 1 TO 3 INCHES BELOW TOP
OF ROOT BALL.  NO SYNTHETIC BURLAP
WILL BE ACCEPTED.

MULCH NEAR, BUT
NOT TOUCHING

TRUNK

3
329333.16-07

8"
 M

IN

SEE
PLANTING

PLAN

ORNAMENTAL GRASS PLANTING
1" = 1'-0"

ORNAMENTAL GRASSORNAMENTAL GRASS.

2" LAYER OF MUSHROOM COMPOST.

FINISH GRADE.

PLANTING MIXTURE:  13 MUSHROOM
COMPOST,  13 SAND, 13 TOPSOIL

TRIANGULATE IN MASS
PLANTINGS UNLESS
OTHERWISE SPECIFIED

NOTE:
1. SPACING VARIES DEPENDING ON

PLANT SPECIES, SEE PLANT LIST.

2. REMOVE PLASTIC PLANTING
CONTAINER BEFORE PLANTING.
USE CARE TO KEEP THE ROOT
SYSTEM INTACT.

329313-01
4

SEE
PLANTING

PLAN

PERENNIAL / ANNUAL PLANTING
1" = 1'-0"

PERENNIALSPERENNIALS

2" LAYER OF MUSHROOM COMPOST.

FINISH GRADE.

PLANTING MIXTURE:  13 MUSHROOM
COMPOST,  13 SAND, 13 TOPSOIL

TRIANGULATE IN MASS
PLANTINGS UNLESS
OTHERWISE SPECIFIED

NOTE:
1. SPACING VARIES DEPENDING ON

PLANT SPECIES, SEE PLANT LIST.

2. REMOVE PLASTIC PLANTING
CONTAINER BEFORE PLANTING.
USE CARE TO KEEP THE ROOT
SYSTEM INTACT.

8"
 M

IN

329313-02
5

4" M
IN

.

4" 3"

NOTE:  ALL MULCH BEDS FOR MASS PLANTING
AREAS SHALL BE INSTALLED IN A UNIFORM
CURVILINEAR FASHION AS INDICATED.  MULCH
SHALL EXTEND A MINIMUM OF 12" BEYOND THE
OUTSIDE EDGE OF THE ROOT BALL AND INSTALLED
ACCORDING TO THE CONTRACT SPECIFICATIONS.

EXAMPLE BED
LAYOUT

CONTINUOUS MULCH EDGING
1" = 1'-0"

LAWN/ SOD AREA
SPADE CUT EDGE
AMENDED SOIL
HARDWOOD MULCH

329113.26-01
6
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ECHELON PLUS™ RAIL

ECHELON PLUS™
PANEL

11
4"

17
16"

FORERUNNER™ RAIL

"No-Mar" Polyester
Powder Finish Coating

Base Material

BX304

OPTIONAL LINE
BOULEVARD BRACKET

8' O.C. Nom.

Standard
Height

4 12'

See Specification
for Footing

Requirements

2" Nom. 315
16"TYPICAL

5"

NOTES:
1. Post size and gauge depends on fence height and wind loads. See

ECHELON PLUS™ specifications for post sizing chart.
2. Values shown are nominal and not to be used for installation

purposes.  See product specification for installation requirements.
3. Additional heights available by request.

INTERNAL  RETAINING ROD
Variable pitch connection system for ease
of installation, high angle bias ability and
elimination of unsightly external fasteners.

PANEL BRACKET
Sprecially designed two-point connection
ensures fixity of rail ends for increased
strength.

RING OPTION
Held in place with
upper and lower
internal retaining
rods to elimination
of unsightly
external fasteners.

REINFORCED POST
Internal rib increases against wind
loading as well as other
horizontally applied forces (only
on 2 12" aluminum posts).

FORERUNNER™ RAIL
U-Channel specially formed
high strength architectural shape

INTERIOR GUIDE CHANNEL
Channel forms lower limit of
raceway for retaining rod and
allows for high angle bias
ability.

3

2

.090"

.060"

0.110"
IBC COMPLIANCE
Majestic style with 3-rail configurations shall meet IBC compliance.
Panel, post and bracket assemblies shall be subjected to structural
performance testing according to Chapter 17 - Structural Tests and
Special Inspections - International Building Code (IBC) 2018.
Physical testing to be completed by accredited third party testing
facility.  Completed assembly shall demonstrate loading capacity of
2.5 times prescribed design loads found in section 1607.8.1, 1607.8.1.1
and 1607.8.1.2 of IBC 2018 for Handrails and Guards.

REV C 10/2021 ECHELON PLUS™ MAJESTIC 3-RAIL POOL PANEL
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315
16" TYPICAL

Standard
Height

4 12'

See Specification
for Footing

Requirements

3
4" (Latch Clearance) Ameristar Standard

Leaf Widths
3

4" (Hinge Clearance)

315
16" TYPICAL

5"

Standard
Height

4 12'

See Specification
for Footing

Requirements

3
4" (Hinge Clearance) Ameristar Standard

Leaf Widths
3

4" (Hinge Clearance)3
4"(Latch Clearance)

Over all Out to Out

2"
Nom.

2"
Nom.

5"

ECHELON PLUS™
Single Gate Arrangement

ECHELON PLUS™
Double Gate Arrangement

NOTES:
1. Post size depends on fence height, weight, and wind loads. See Echelon

Plus™ post sizing chart.
2. See Ameristar Gate Table for standard out to outs. Custom gate openings

available for special out to out/leaf widths.
3. Additional styles of gate hardware are available on request. This could

change the Latch & Hinge Clearance.

2

2

2

3

1 14" X 1 716"
FORERUNNER™
RAIL

POST SIZE VARIES
WITH HEIGHT (SEE
ECHELON PLUS™
POST-SIZING CHART)

1 3 4" SQ GATE UPRIGHT

3
4" SQ PICKET

POOL, PET,
PLAY SPRING
HINGE

1

3

1 14" X 1 716"
FORERUNNER™
RAIL

POST SIZE VARIES
WITH HEIGHT (SEE
ECHELON PLUS™
POST-SIZING CHART)

1 34" SQ GATE UPRIGHT

3
4" SQ PICKET

POOL, PET,
PLAY SPRING
HINGE

1

REV C 10/2021 ECHELON PLUS™ MAJESTIC 3-RAIL POOL GATE
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DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:
BY PINNACLE SIGN GROUP

ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 

PRE-FINISHED ALUMINUM CAP AND SILL 

FLASHING AT MASONRY VENEER AND, TYP. 
COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 

WHITE VINYL FILM ON INSIDE FACE OF GLASS

#

GL-1 GLAZING TYPE 1: 

STOREFRONT

MNFR: KAWNEER 451T 
COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 

ANNODIZED ALUMINUM CAP AND SILL 

FLASHING AT STOREFRONT, TYP. 
COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 

MODULAR BRICK
GLEN-GERY

COLOR: EBONITE VELOUR
GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 

LONGBOARD

6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 

LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS

COLOR: CHILI PEPPER

1/4" = 1'-0"
2

NORTH ELEVATION

1/4" = 1'-0"
1

WEST ELEVATION

ELEVATION KEYNOTES

1 ALUM DRIVE-THRU CANOPY & SIGNAGE LIGHTING

BAND. SIGNAGE LIGHTING BAND PROVIDED BY

PINNACLE SIGN GROUP

2 PATIO CANOPY AND STRUCTURE. RE: STRUCT

DWGS

3 EXPOSED STRUCTURAL FRAMING TO BE PAINTED,

PTD PT-1

4 PRE-FINISHED GUTTER & DOWNSPOUT.

DRAIN DOWN TO LOWER BUILDING ROOF.

COORDINATE FASCIA W/ PINNACLE SIGN GROUP

5 HM DOOR PTD. TO MATCH MASONRY WALL

6 BUILDING SIGNAGE, RE: ELEC. DWGS & SIGNAGE

DWGS. ALL SIGNAGE PROVIDED BY PINNACLE

SIGN GROUP

7 FULLY AUTOMATIC DRIVE-THRU WINDOW, RE:

ELEC DWGS

8 ELECTRICAL EQUIP., PAINTED TO MATCH M-1 (RE:

MANUF. SPECIFICATIONS), RE: MEP DWGS

9 MASONRY CONTROL JOINT

10 60 MIL WHITE TPO ROOFING, FULLY ADHERED

11 EMERGENCY LIGHT FIXTURE

12 DOOR CHIME

13 WALL HYDRANT, RE: PLUMB. DWGS

14 EXTERIOR HEATER MOUNTED TO STEEL FRAME.

RE: MEP

15 "MDP" PANEL, RE: MEP DWGS

16 OVERFLOW ROOF DRAIN, STUBOUT AT 12" AFF W/

DRAIN NOZZLE , RE: PLUMB DWGS

17 GAS METER AND PIPING TO MATCH BRICK COLOR

18 ROOFLINE BEYOND PARAPET WALL

19 RTU BEYOND PARAPET WALL

20 CANOPY SIGNAGE, RE: ELEC. DWGS & SIGNAGE

DWGS. ALL SIGNAGE PROVIDED BY PINNACLE

SIGN GROUP
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SCREENING WALL

AS-2

C-1

M-1

GL-1
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C-1

DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:

BY PINNACLE SIGN GROUP

ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 

PRE-FINISHED ALUMINUM CAP AND SILL 

FLASHING AT MASONRY VENEER AND, TYP. 

COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 

#

GL-1 GLAZING TYPE 1: 

STOREFRONT

MNFR: KAWNEER 451T 

COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 

ANNODIZED ALUMINUM CAP AND SILL 

FLASHING AT STOREFRONT, TYP. 

COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 

MODULAR BRICK

GLEN-GERY

COLOR: EBONITE VELOUR

GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 

LONGBOARD

6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS

COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 

LONGBOARD

6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS

COLOR: CHILI PEPPER

DWGS. ALL SIGNAGE PROVIDED BY PINNACLE

SIGN GROUP

C-1

DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:
BY PINNACLE SIGN GROUP
ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 
PRE-FINISHED ALUMINUM CAP AND SILL 
FLASHING AT MASONRY VENEER AND, TYP. 
COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 
WHITE VINYL FILM ON INSIDE FACE OF GLASS

#

GL-1 GLAZING TYPE 1: 
STOREFRONT
MNFR: KAWNEER 451T 
COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 
ANNODIZED ALUMINUM CAP AND SILL 
FLASHING AT STOREFRONT, TYP. 
COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 
MODULAR BRICK
GLEN-GERY
COLOR: EBONITE VELOUR
GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: CHILI PEPPER
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DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:

BY PINNACLE SIGN GROUP

ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 

PRE-FINISHED ALUMINUM CAP AND SILL 

FLASHING AT MASONRY VENEER AND, TYP. 

COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 

WHITE VINYL FILM ON INSIDE FACE OF GLASS

#

GL-1 GLAZING TYPE 1: 

STOREFRONT

MNFR: KAWNEER 451T 

COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 

ANNODIZED ALUMINUM CAP AND SILL 

FLASHING AT STOREFRONT, TYP. 

COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 

MODULAR BRICK

GLEN-GERY

COLOR: EBONITE VELOUR

GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 

LONGBOARD

6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS

COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 

LONGBOARD

6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS

COLOR: CHILI PEPPER
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1/4" = 1'-0"
1

EAST ELEVATION

1/4" = 1'-0"
2

SOUTH ELEVATION

ELEVATION KEYNOTES

1 ALUM DRIVE-THRU CANOPY & SIGNAGE LIGHTING

BAND. SIGNAGE LIGHTING BAND PROVIDED BY

PINNACLE SIGN GROUP

2 PATIO CANOPY AND STRUCTURE. RE: STRUCT

DWGS

3 EXPOSED STRUCTURAL FRAMING TO BE PAINTED,

PTD PT-1

4 PRE-FINISHED GUTTER & DOWNSPOUT.

DRAIN DOWN TO LOWER BUILDING ROOF.

COORDINATE FASCIA W/ PINNACLE SIGN GROUP

5 HM DOOR PTD. TO MATCH MASONRY WALL

6 BUILDING SIGNAGE, RE: ELEC. DWGS & SIGNAGE

DWGS. ALL SIGNAGE PROVIDED BY PINNACLE

SIGN GROUP

7 FULLY AUTOMATIC DRIVE-THRU WINDOW, RE:

ELEC DWGS

8 ELECTRICAL EQUIP., PAINTED TO MATCH M-1 (RE:

MANUF. SPECIFICATIONS), RE: MEP DWGS

9 MASONRY CONTROL JOINT

10 60 MIL WHITE TPO ROOFING, FULLY ADHERED

11 EMERGENCY LIGHT FIXTURE

12 DOOR CHIME

13 WALL HYDRANT, RE: PLUMB. DWGS

14 EXTERIOR HEATER MOUNTED TO STEEL FRAME.

RE: MEP

15 "MDP" PANEL, RE: MEP DWGS

16 OVERFLOW ROOF DRAIN, STUBOUT AT 12" AFF W/

DRAIN NOZZLE , RE: PLUMB DWGS

17 GAS METER AND PIPING TO MATCH BRICK COLOR

18 ROOFLINE BEYOND PARAPET WALL

19 RTU BEYOND PARAPET WALL

20 CANOPY SIGNAGE, RE: ELEC. DWGS & SIGNAGE

DWGS. ALL SIGNAGE PROVIDED BY PINNACLE

SIGN GROUP

NO. DATE ISSUE

RTU BEHIND
SCREENING WALL

C-1

DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:

BY PINNACLE SIGN GROUP

ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 

PRE-FINISHED ALUMINUM CAP AND SILL 

FLASHING AT MASONRY VENEER AND, TYP. 

COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 

#

GL-1 GLAZING TYPE 1: 

STOREFRONT

MNFR: KAWNEER 451T 

COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 

ANNODIZED ALUMINUM CAP AND SILL 

FLASHING AT STOREFRONT, TYP. 

COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 

MODULAR BRICK

GLEN-GERY

COLOR: EBONITE VELOUR

GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 

LONGBOARD

6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS

COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 

LONGBOARD

6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS

COLOR: CHILI PEPPER

DWGS. ALL SIGNAGE PROVIDED BY PINNACLE

SIGN GROUP

C-1

DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:
BY PINNACLE SIGN GROUP
ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 
PRE-FINISHED ALUMINUM CAP AND SILL 
FLASHING AT MASONRY VENEER AND, TYP. 
COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 
WHITE VINYL FILM ON INSIDE FACE OF GLASS

#

GL-1 GLAZING TYPE 1: 
STOREFRONT
MNFR: KAWNEER 451T 
COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 
ANNODIZED ALUMINUM CAP AND SILL 
FLASHING AT STOREFRONT, TYP. 
COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 
MODULAR BRICK
GLEN-GERY
COLOR: EBONITE VELOUR
GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: CHILI PEPPER

T.O. CANOPY
28' - 0"

T.O. LOW ROOF
14' - 0"

DATUM
10' - 0"

MASONRY KNEE WALL
3' - 0"

LEVEL 1 -FF
0' - 0"

T.O. UPPER ROOF
16' - 6"

C-1

M-1

N-1

M-1

T.O. CANOPY
28' - 0"

T.O. LOW ROOF
14' - 0"

DATUM
10' - 0"

MASONRY KNEE WALL
3' - 0"

LEVEL 1 -FF
0' - 0"

T.O. UPPER ROOF
16' - 6"

C-1

M-1

GL-1

M-1

C-2

N-1

WEST ELEVATION

AS-2

DATUM
10' - 0"

DATUM
110' - 0

AS-1 ON UNDERSIDE

DATUM
10' - 0"

NORTH ELEVATION

4

PRE-APPLICATION
SUBMITTAL
3/5/2024

Andy's Frozen Custard -
Lee Summit
700 NW Ward Road, 
Lee's Summit, MO 64086

CONSTRUCTION DOCUMENTS

05/01/2024

Andy's Frozen Custard #204

700 NW Ward Road
Lee's Summit, Missouri 64086

Andy's Frozen Custard #207

816 Ogden Ave
Downers Grove, IL 60515

CIVIL:

STRUCTURAL:

MEP:

LANDSCAPE ARCHITECT:

METTEMEYER ENGINEERING, LLC

2225 W. Chesterfield Blvd., Suite 300

Springfield, MO 65807
P: 417-890-8002

RTM ENGINEERING CONSULTANTS

3333 E. Battelfield Road, Suite 1000

Springfield, MO 65804
P: 417-881-0020

Manhard Consulting

700 Springer Drive,

Lombard, IL 60148
P:  630.925.1216

Manhard Consulting

700 Springer Drive,

Lombard, IL 60148
P:  630.925.1216

PLANNING COMMISSION

8/9/2024

AS-1

UTILITIES PAINTED
TO MATCH BRICK
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PAVEMENT, AGGREGATE BASE, AND 

COMPACTED FILL PER CIVIL ENGINEER
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CONCRETE FOOTING, RE: STRUCT.

REINFORCED CMU WALL, RE: 
STRUCT., PTD PT-1 @ TRASH 

ENCLOSURE, FINISH W/ ST-1 
@ SCREENING WALL MASONRY BRICK VENEER, 

MATCH BUILDING BRICK 

SLOPE2X TRT WOOD BLOCKING
C-1, COPING

INTERIOR SIDE OF 
DUMPSTER 

ENCLOSURE

GROUT FILL CAVITY BELOW 
GRADE

1
2
' - 0

"

10' - 0"

8-YARD 

DUMPSTER

4” Ø CONCRETE FILLED BOLLARD, TO 
BE PAINTED GRAY, TYP. MOUNT 

TREATED 2X10 BUMPER, PTD.

BRICK TO MATCH BUILDING

PRE-MANUFACTURED, PRE-FINISHED

GATE SYSTEM, STRUCTURE AND HARDWARE 4” Ø CONCRETE FILLED BOLLARD, TO 

BE PAINTED GRAY, TYP. LOCATED ON 

BOTH SIDES OF DUMPSTER

A508
2

A508
3

4

A508

NOTE:  REFERENCE CIVIL AND SITE PLAN FOR 

DUMPSTER LOCATION AND ORIENTATION

BRICK TO MATCH BUILDING

8
' -

 0
"

C-1, COPING ROOF EDGE

PRE-MANUFACTURED, 

PRE-FINISHED GATE SYSTEM, 

STRUCTURE AND HARDWARE. LIGHT 

GRAY FINISH FOR ALL COMPONENTS

DROP ROD AT EACH LEAF, BLACK

HEAVY DUTY DOUBLE GATE 
SENTRY LATCH, FINISH TO MATCH 

MASONRY

PRE-MANUFACTURED, 
PRE-FINISHED GATE POSTS, FINISH 

TO MATCH MASONRY

1"

7
' -

 8
" 

F
V

5' - 4" FV 5' - 4" FV

HUFFT

ARCHITECT:

3612 Karnes Boulevard

Kansas City, MO 64111
P:  816-531-0200

www.hufft.com

PROJECT INFORMATION:

CIVIL:

STRUCTURAL:

MEP:

LANDSCAPE ARCHITECT:

Drawn By:

Project Number:

REVISION SCHEDULE:

NOT F
OR 

CONSTRUCTIO
N

Architect:

License Number: 

DO N
OT C

OPY/ 

DIS
TRIB

UTE

ISSUE:

THIS DRAWING WAS PREPARED under the Architect’s 

supervision, and is an “Instrument of Service” intended 
solely for use by our Client on this project. The Architect 

disclaims responsibility for the existing building structure, 
existing site conditions, existing construction elements, and 

drawings or documents not signed and sealed by the 
Architect. The information, ideas and designs indicated -

including the overall form, arrangement and composition of 

spaces or building elements - constitutes the original, 
confidential, and unpublished Work and property of the 

Architect. Receipt or possession of this Drawing confers no 
right in, or license to disclose to others the subject matter 

contained herein for any but authorized purposes. 
Unauthorized reproduction, distribution or dissemination –

in whole or in part – is strictly prohibited. All rights reserved

© 2023 by Hufft Projects LLC.

THIS DRAWING MAY BE PART of an integrated set of 
Construction Documents, including the Contract, the 

Conditions and the Specifications. The Contract Documents 
are complementary: what is required by one is as binding 

as if required by all. Application of a material or equipment 

item to Work installed by others constitutes acceptance of 
that Work. Calculate and measure dimensions – DO NOT 

SCALE DRAWINGS unless directed by the Architect to do 
so. Dimensions indicated are to the face of a material, 

unless noted otherwise.

OWNER:

ANDY'S FROZEN CUSTARD

211 E. Water Street

Springfield, MO 65806

www.eatandys.com

METTEMEYER ENGINEERING, LLC

2225 W. Chesterfield Blvd., Suite 300

Springfield, MO 65807
P: 417-890-8002

RTM ENGINEERING CONSULTANTS

3333 E. Battelfield Road, Suite 1000

Springfield, MO 65804
P: 417-881-0020

Manhard Consulting

700 Springer Drive,

Lombard, IL 60148
P:  630.925.1216

Manhard Consulting

700 Springer Drive,

Lombard, IL 60148
P:  630.925.1216

Andy's Frozen Custard #207

816 Ogden Ave

Downers Grove, IL 60515

A508

DETAILS - SITE

751

MS

PLANNING COMMISSION

8/9/2024

1" = 1'-0"
4

DUMPSTER ENCLOSURE - SECTION

1/4" = 1'-0"
1

ENLARGED PLAN - DUMPSTER ENCLOSURE

1/2" = 1'-0"
2

TYP. ELEVATION - DUMPSTER ENCLOSURE

1/2" = 1'-0"
3

ELEVATION - DUMPSTER GATE

NO. DATE ISSUE
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KLOA, Inc. Transportation and Parking Planning Consultants 

9575 West Higgins Road, Suite 400 | Rosemont, Illinois 60018 
              p: 847-518-9990 | f: 847-518-9987 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
MEMORANDUM TO: Ms. Liana Moore 
 Andy`s Frozen Custard 
 
FROM: Shahrzad Ainkeshavarzi  
 Consultant 
 
 Michael A. Werthmann, P.E., PTOE 
 Principal 
 
DATE: August 7, 2024 
 
SUBJECT: Preliminary Traffic Statement  
 Proposed Andy`s Frozen Custard 
 Downers Grove, Illinois 
 
 
This memorandum summarizes the results and findings of a preliminary traffic statement prepared 
by Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for the proposed Andy`s Frozen Custard 
in Downers Grove, Illinois. The site, which is currently occupied by two vacant buildings, is 
generally located on the north side of Ogden Avenue between Elm Street and Washington Street. 
A commercial building with several uses is located within the northwest corner of the intersection 
of Ogden Avenue with Elm Street directly east and south of the site. As proposed, the site is to be 
redeveloped with an approximately 1,960 square-foot Andy’s Frozen Custard store with a drive-
through lane and approximately 29 parking spaces. Access to the development will be provided 
via existing access drives located on Ogden Avenue, Washington Street, and Elm Street. Figure 1 
shows an aerial view of the existing site. A copy of the site plan is located in the Appendix. 
 
The purpose of this memorandum is to summarize the existing roadway conditions, estimate the 
volume of traffic that will be generated by the development, and to review the access system. 
 
Existing Roadway Characteristics 
 
The following summarizes the physical and operating characteristics of the area roadways. 
 
Ogden Avenue is generally an east-west, other principal arterial roadway that in the vicinity of the 
site provides two travel lanes in each direction with a two-way, left-turn lane (median). At its 
unsignalized intersection with Washington Street/Firestone Auto Care access drive and its 
unsignalized intersection with Elm Street/Bradford and Kent access drive, Ogden Avenue provides 
a through lane and a shared through/right-turn lane on the eastbound and westbound approaches. 
Left-turn movements from Ogden Avenue to Washington Street and Elm Street are accommodated 
via the existing two-way, left-turn lane along Ogden Avenue. Ogden Avenue is under the 
jurisdiction of the Illinois Department of Transportation (IDOT), is not classified as a Strategic 
Regional Arterial (SRA), has an Annual Average Daily Traffic (AADT) volume of 27,100 vehicles 
(IDOT 2023), and has a posted speed limit of 35 miles per hour. 
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Aerial View of Site Figure 1 
  

SITE 
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Washington Street is a north-south, local roadway that provides one lane in each direction. The 
north leg and south leg of Washington Street at Ogden Avenue are offset by approximately 185 
feet with the north leg of Washington Street aligned opposite the Firestone Auto Care access drive. 
At its unsignalized intersection with Ogden Avenue/Firestone Auto Care access drive, Washington 
Street provides a shared left-turn/through/right-turn lane and a high visibility crosswalk on the 
southbound approach. Left-turn and right-turn movements from Ogden Avenue to the north leg of 
Washington Street are prohibited between 6:00 A.M. to 9:00 A.M. Washington Street is under the 
jurisdiction of the Village of Downers Grove, has a posted speed limit of 25 miles per hour, and 
has a five-ton weight limit north of the subject site.  
 
Elm Street is a north-south local roadway north of Ogden Avenue and a minor collector roadway 
south of Ogden Avenue. The north leg and south leg of Elm Street at Ogden Avenue are offset by 
approximately 135 feet with the north leg of Elm Street aligned opposite the Bradford and Kent 
access drive. At its unsignalized intersection with Ogden Avenue/Bradford and Kent access drive, 
Elm Street provides a shared left-turn/through/right-turn lane on the southbound approach. High 
visibility crosswalks are provided on both legs of Elm Street at its intersections with Ogden 
Avenue. North of Ogden Avenue, Elm Street is under the jurisdiction of the Village of Downers 
Grove and has a posted speed limit of 25 miles per hour.  
 
Development Generated Traffic Volumes 
 
Since the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition, does not 
have a similar land use that represents this use, the number of peak hour vehicle trips estimated to be 
generated by the proposed development was based on information provided by officials at Andy’s 
and surveys conducted by KLOA, Inc. at the existing Andy’s Frozen Custard located in Burbank, 
Illinois. The existing surveys were performed during the weekday commuter peak period and the 
Saturday midday peak period. While it is anticipated a portion of the trips generated by the 
development will be diverted from the existing traffic on the adjacent roadway system, in order to 
provide a conservative analysis, no pass-by reductions were applied to the estimated trips to be 
generated by the development. Table 1 summarizes the trip generation estimates during the weekday 
and Saturday evening peak hours.  
 
From Table 1 it can be seen that the Andy’s is projected to generate a limited volume of traffic, 
particularly during the critical weekday morning and evening peak periods. This is due to the fact that 
Andy’s Frozen Custard locations in the Chicagoland area are generally open between 11:00 A.M. 
and 11:00 P.M. Sunday through Thursday and between 11:00 A.M. and 11:30 P.M. on Friday and 
Saturday. Additionally, the peak period for Andy’s operation occurs typically from 7:00 P.M. to 
9:00 P.M. As such, the peak traffic generated by the proposed development occurs outside of the 
weekday commuter morning and evening peak periods. 
 
Table 1 
PROJECTED DEVELOPMENT-GENERATED TRAFFIC VOLUMES 

Type/Size 
Weekday Evening 

Peak Hour 
Saturday Midday 

Peak Hour 
In Out Total In Out Total 

Andy’s Frozen Custard (1,960 s.f.) 21 22 43 29 31 60 
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Site Access 
 
Access to the proposed Andy`s Frozen Custard is to be provided via the following three existing 
access drives serving the subject site and the commercial building located adjacent to the subject 
site: 
 
• An existing full-movement access drive located on the north side of Ogden Avenue 

approximately 140 feet west of Elm Street and just west of an access drive serving the 
commercial building located adjacent to the subject site. The proximity of the two access 
drives should not pose any operational issues given the limited traffic that currently and is 
projected to use the two access drives. This access drive provides one inbound lane and 
one outbound lane. The outbound lane should be under stop sign control. It should be noted 
that inbound left-turn movements to this access drive are accommodated via the existing 
two-way left-turn lane along Ogden Avenue. 

 
• An existing full-movement access drive located on the east side of Washington Street 

approximately 185 feet north of Ogden Avenue. This access drive provides one inbound 
lane and one outbound lane. The outbound lane should be under stop sign control.  

 
• An existing full-movement access drive located on Elm Street approximately 180 feet north 

of Ogden Avenue. This access drive provides one inbound lane and one outbound lane. 
The outbound lane should be under stop sign control.  

 
The three existing access drives will continue to provide efficient and orderly access to and from 
the development with limited impact on the existing through traffic.  

 
Drive-Through Operation 
 
As proposed, the development will provide a drive-through facility that will be located on the west, 
south, and east sides of the building. The portion of the drive-through facility on the west side of the 
building will provide two southbound lanes that will provide access to dual ordering boards located 
at the southwest corner of the building. A single lane will be provided along the south and east 
portions of the building. Vehicles will enter the drive-through facility from the northwest corner of 
the building and travel in one of the two lanes south towards the dual ordering boards. After ordering, 
vehicles will merge into one lane and then travel along the south and east sides of the building to the 
pick-up window located on the east side of the building. All vehicles will exit the drive-through 
facility at the northeast corner of the building.  
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Drive-Through Stacking 
 
According to the site plan, the drive-through facility will provide stacking for approximately 17 
vehicles to queue from the entrance of the drive-through while advancing to the order/pick-up 
window without blocking the parking spaces. Based on surveys conducted by KLOA, Inc. at the 
Andy`s Burbank location on Saturday, September 3, 2022 during the evening (5:00 P.M. to 9:00 
P.M.) peak period, the following was observed: 
 
• 121 vehicles utilized the drive-through over the four-hour period with an average of 

approximately 30 vehicles per hour. 
 

• The maximum number of queued vehicles was 10 occurring once with an average of less 
than six vehicles. 

 
• The maximum queue observed at the order board was seven vehicles. 

 
• Average service time was between five and six minutes. 

 
As such, the proposed stacking of approximately 17 vehicles will be adequate to accommodate the 
maximum observed queue at a similar facility. 
 
Impact of the Development on the Residential Roads North of the Site 
 
Most of the traffic generated by the development will be traveling to and from the site via Ogden 
Avenue as it provides the quickest and most direct route to and from the development. This is due 
to the fact that Washington Street and Elm Street north of the site are both narrow two-lane 
residential roads that have low 25 mph speed limits and only serve the residential areas north of 
the site. As such, the volume of development-generated traffic projected to traverse Washington 
Street and Elm Street north of the site should be limited and will have a limited traffic impact on 
the residential area north of the site. Further, it is important to note that most of the commercial 
and office developments located along Ogden Avenue in the vicinity of the site have direct access 
to the north-south residential roads that intersect Ogden Avenue, which is similar to the access 
conditions serving the subject site. If the development-generated traffic results in impacts on the 
residential roads north of the site, consideration should be given to prohibiting the movements 
between the access drives and the residential roads north of the development.  
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Site Plan 
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Site Plan 
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The intended use is to estimate the current market value as of the effective date of the appraisal for gift/transfer purposes.

Brett Paul and their assigns.

Brett Paul N/A

Caleb Arthur 125 S Wacker Dr, Suite 300, Chicago, IL 60606
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The subject is loosly bound to the north by 31st St, to the west by I-355, to the east by Cass Ave, and to the south by 

63rd St. There are no apparent factors that should affect the subject's marketability.  The subject has access to all necessary supporting 

facilities including schools, shopping, recreation and employment centers.  See addendum.

20*266.16 5,323 Sq.Ft.

 61 - Comm Vacant Land Commercial

See attached addendum.

N/A

Vacant Land Vacant Land

HIGHEST AND BEST USE ANALYSIS : The criterion for ascertaining the highest and best use of the the 

property are: Physically possible, financially feasible and legally permissible. After consideration of all factors affecting highest and best use, 

the appraiser has arrived at the opinion that the highest and best use of the subject property is as vacant land. Due to its shape, it is not 

buildable on its own and was valued as a vacant, unbuildable strip of land.
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The subject is a long rectangle alley with small frontage of 20 feet on each end. Its shape does not lend itself to being 

buildable on its own.
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Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Comments:

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Telephone

Multimedia

Street

Width

Surface

Curb/Gutter

Sidewalk

Street Lights

Alley

Frontage

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:
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2408814LAND APPRAISAL REPORT

MRED/Public Records

Per public records, the subject has no 

36-month prior transfer history.

814 Ogden Ave # 818

Downers Grove, IL 60515

N/A

Sq.Ft.

Inspection,Plat

Assessor,Remine

N/A

N/A

08/19/2024

Fee Simple

Res;Comm

5,323(in Sq.Ft.)

Shape Irregular

Zoning Commercial

Neighborhood North

2440 63rd St

Downers Grove, IL 60516

3.10 miles SW

27,500

3.61

MRED #12048663;DOM 14

Assessor,Remine

Cash

$0

06/14/2024

Fee Simple

Busy Road 0

7,625

Typical -6

Residential -32

South +10

-7,707
(-28 % of $/Sq.Ft.)

2.6

3916 Fairview Ave

Downers Grove, IL 60515

0.70 miles NE

155,000

5.68

MRED#11754562;DOM 176

Assessor,Remine

Cash

$0

11/06/2023

Fee Simple

Busy Road 0

27,300

Typical -6

Residential -32

North

-58,924
(-38 % of $/Sq.Ft.)

3.52

7940 Lemont Rd

Downers Grove, IL 60516

4.58 miles S

600,000

2.49

MRED#11282544;DOM 51

Assessor,Remine

Conventional

$0

03/17/2023

Fee Simple

Busy Road 0

241,322

Typical -6

Commercial

South +10

24,036
(4 % of $/Sq.Ft.)

2.59

Net Adjustment (Total, in % of $ / Sq.Ft.)

Adjusted Sale Price (in $ / Sq.Ft.)

+(-) % Adjust +(-) % Adjust +(-) % Adjust

See attached addendum.

15,969 or $ 3 per Sq.Ft.
See attached addenda.

16,000 08/19/2024

29

Scope of Work

Limiting cond./Certifications Narrative Addendum Location Map(s) Flood Addendum Additional Sales

Photo Addenda Parcel Map Hypothetical Conditions Extraordinary Assumptions Hypothetical Conditions

Brett Paul Brett Paul

brettpaul@xsiterealestate.com N/A

Caleb Arthur

Banks Appraisal Group

(312) 868-0200

caleb1@banksag.com

09/09/2024

556.005283 IL

Certified Residential

09/30/2025

08/19/2024

Matthew F. Nieman

Banks Appraisal Group

(312) 868-0200

mattn1@banksag.com

09/09/2024

556.005119 IL

Certified Residential

09/30/2025

N/A

Form GPLND - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
P

P
R

O
A

C
H

FEATURE SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3

Address

Proximity to Subject

Sale Price $ $ $ $

Price/ $ $ $ $

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENT DESCRIPTION DESCRIPTION DESCRIPTION DESCRIPTION

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site Area

Net Adjustment (Total, in $) + + +$

$

– – –$

$

$

$

Summary of Sales Comparison Approach

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $

Final Reconciliation

This appraisal is made ''as is'', or subject to the following conditions:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based upon an inspection of the subject property, defined Scope of Work, Statement of Assumptions and Limiting Conditions, and Appraiser’s Certifications,
my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject of this report is:
$ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

. A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report, which contains the following attached exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Did Inspect Did Not Inspect (Desktop)

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Did Inspect Did Not Inspect

Date of Inspection:
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2408814ADDITIONAL COMPARABLE SALES

814 Ogden Ave # 818

Downers Grove, IL 60515

N/A

Sq.Ft.

Inspection,Plat

Assessor,Remine

N/A

N/A

08/19/2024

Fee Simple

Res;Comm

5,323(in Sq.Ft.)

Shape Irregular

Zoning Commercial

Neighborhood North

LOT 1 Main St

Downers Grove, IL 60516

3.43 miles S

92,000

11.28

MRED #12103203;DOM 669

Assessor,Remine

Cash

$0

07/22/2024

Fee Simple

Residential -11

8,155

Typical -6

Residential -32

North

-45,074
(-49 % of $/Sq.Ft.)

5.75

5744 Main St

Downers Grove, IL 60516

1.87 miles S

145,000

8.07

MRED #11773835;DOM 162

Assessor,Remine

Cash

$0

11/02/2023

Fee Simple

Busy Road 0

17,976

Typical -6

Residential -32

South +10

-40,619
(-28 % of $/Sq.Ft.)

5.81

Net Adjustment (Total, in % of $ / Sq.Ft.)

Adjusted Sale Price (in $ / Sq.Ft.)

+(-) % Adjust +(-) % Adjust +(-) % Adjust

See attached addendum.

4 5 6
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FEATURE SUBJECT PROPERTY COMPARABLE NO. COMPARABLE NO. COMPARABLE NO.

Address

Proximity to Subject

Sale Price $ $ $ $

Price/ $ $ $ $

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENT DESCRIPTION DESCRIPTION DESCRIPTION DESCRIPTION

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site Area

Net Adjustment (Total, in $) + + +$

$

– – –$

$

$

$

Summary of Sales Comparison Approach
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NEIGHBORHOOD

Predominant Value
The predominant value indicated on page 1 of the main form pertains to all sales in the neighborhood of the subject's type (i.e.,
single-unit, condo, manufactured, and so on). The subject's opinion of value is derived from comparable sales and may not align
with the predominant value. Nevertheless, this does not have any adverse impact on the subject's marketability, as shown by
the presence of comparable sales. Considering the attributes of the subject, it is reasonable to expect its value to deviate from
the predominant value indicated on page 1. 

Uniform Appraisal Dataset (UAD) Formatting
The appraiser used the UAD condition ratings, quality of construction ratings, and other abbreviations and phrases in this report,
to objectively and consistently describe the characteristics of the subject property and comparable sales. A UAD definition page
has been added for exact descriptions of each rating.

SALES COMPARISON APPROACH

Search Process for Sales of Comparable Properties
The research process for this appraisal involved a thorough investigation of the immediate market area to identify properties
that align in location, size, condition, shape, and utility. For a comprehensive understanding, the search incorporated
transactions over the past twelve months from the effective date. Moreover, to ensure a wide-ranging set of comparables, the
search parameters were broadened to encompass areas with similar characteristics.

Selection of Comparable Sales
Sales were selected based on their close alignment with the subject property from available transactions. Sell-to-ask
adjustments, grounded in observed market research ratios, have been applied to the listings to reflect current market activity;
however, predicting future sale prices is beyond the scope of this appraisal. Listings in the comparable grid, exhibiting
reasonable days-on-market, are adjusted based on sell-to-ask ratio estimates derived from actual sales performance. The
adjusted prices are in line with trends discussed in this report, and their role in the reconciliation is detailed within.

Adjustments to Comparables
Due to a lack of similar style closed sales within three months, it was necessary to research and analyze comparable sales
going back two years from the effective date. However, no time adjustments have been applied due to the overall marketing
trends. Infosparks, the Market Conditions Addendum and independent market research were utilized in determining marketing
conditions.

Comparable sales 1, 2, 3, and 5 are on busy roads and have similar overal external obsolesence as the subject whihc is
situatied next to commercial property. No adjustments were necessary. Comparable sale 4 has a superior residnetial location
that required adjustments.

The subject has an irregular long shape that renders it as unbuildable on its own. Across the board adjustments were required
to account for this lack of utility.

The appraiser notes that comparable sales 1, 2, 3, 4, and 5 are residential zoning. This does have an impact on overall
marketability. Through the appraiser’s research using paired sales analysis it was determined that residential zoned properties
sell for more than commercial zoned properties. Proper adjustments have been applied on the zoning line of the sales
comparison grid. 

The subject is located in North Downers Grove, which has higher median property sales. Proper adjustments have been applied
in the neighborhood line.

Adjustments have been applied to comparables due to location, shape, zoning, and neighborhood. The adjustments were
based on paired sales analysis, sensitivity adjustments, and current market trends.

Multiple comparable sales used are located over a mile from the subject. They may be located across major dividing streets and
roadways.  However, they are still within the subject's city and neighborhood boundaries and considered to be located in areas
with similar appeal as the subject. They would be considered equally by the typical potential buyer. No adjustments have been
applied. 

RECONCILIATION
The indicated value of the subject property is based on all comparable sales. However, more weight has been given to
comparable sale 3 due to it having the lowest net adjustments and 2 due to it being the closest proximity.  Less weight has been
given to comparable sale 4 and 5 due to it having the high number of adjustments.

ADDITIONAL COMMENTS
Comments by the licensed real estate appraiser contained within this appraisal report on the condition of the property do not
address "standards of practice" as defined in the Home Inspector License Act[225 ILCS 441] and 68 Ill. Adm. Code 1410 and
are not to be considered a home inspection or home inspection report. 

This appraisal was performed in accordance with the requirements of Title XI of the Financial Institution Reform, Recovery and
Enforcement Act of 1989, (12 U.S.C.3331 et seq.), and any implementing regulations.

Intended Use and Intended Users Comments
This report is specifically for the intended uses and users outlined. Its reliance or use by any other purpose or party is not
allowed and not intended.

No additional parties, including purchasers, borrowers, sellers, real estate agents, or others, have been identified as intended
users of this appraisal. These parties should not use or rely on this appraisal for any purpose. Obtaining an independent
appraisal from a chosen appraiser is advised if needed.

Even if this appraisal might inform a borrower's decision in a purchase transaction, it's not meant for the borrower's use or
reliance. No liability will be assumed for such use of this appraisal.
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reliance. No liability will be assumed for such use of this appraisal.

There is no obligation, liability, or accountability assumed for unauthorized use of this report or its conclusions by the appraisal
firm and related parties.

Acceptance and Use
Acceptance and use of this Appraisal Report is direct evidence that the client has exercised reasonable diligence in review and
acceptance of the quality, completeness, and accuracy of this entire report including the final opinion of value. 

Acceptance and use of this report are explicit and direct evidence establishing the date of the report as the accepted and
agreed upon point of discovery for any and all subsequent proceedings.

Communication with the Appraiser
To ensure compliance with the Confidentiality section of the Ethics Rule of USPAP, the appraiser can discuss the appraisal
report with the Client. The “Client” is the party that engages the appraiser’s services (regardless of who pays for the appraisal
and regardless of who any additional Intended User/s are). The Client is named within the appraisal report. If a party other than
the Client has questions regarding the appraisal report, those questions can be directed to the Client named in the appraisal
report. If the Client is unable to answer the question, the Client can forward the question to the appraiser, who can respond in
writing to the Client. Regarding the distribution of the appraisal report by the Client to other parties (such as to banks, lenders,
GSEs, investors or other entities not named as a Client, such as distribution that might occur in lending-related procedures by
the Client), the appraiser-Client relationship is NOT changed, expanded or otherwise altered to include those parties.

Privacy Notice
The appraiser understands, in compliance with the Gramm-Leach-Bliley Act of 1999, that privacy of information is important.

Types of Nonpublic personal information we collect
In the course of performing appraisals, the appraiser may collect what is known as "nonpublic personal information". This
information is used to facilitate the appraisal services and may include the information provided to the appraiser by a
homeowner and/or borrower directly or by other parties.

Parties to whom we disclose information
The appraiser does not disclose any nonpublic personal information obtained in the course of the engagement with the Client to
non-affiliated third parties, except as necessary or as required by law. By way of example, a necessary disclosure would be to
employees, and in certain situations to unrelated third parties assisting in work related to the appraisal services. All parties are
informed that any information they see is to be maintained in strict confidence. A disclosure required by law would be a
disclosure by the appraiser that is ordered by a court of competent jurisdiction with regard to a legal action.

Confidentiality and security 
The appraiser will retain records relating to services provided for a reasonable time or as required by law. In order to protect
nonpublic personal information from unauthorized access by third parties, the appraiser maintains physical, electronic and
procedural safeguards that comply with professional standards to ensure the security and integrity of information.

Uses Allowed Under Current Zoning

Adult Entertainment Establishment. Adult entertainment establishments are defined in the village’s
adult use licensing ordinance (see Chapter 8 of this Code). See also DGMC Section 28.6.020.

Animal Service. Uses that provide goods and services for care of companion animals. 
Grooming. Grooming of dogs, cats and similar companion animals, including dog bathing and
clipping salons and pet grooming shops.
Boarding or Shelter/Kennel. Animal shelters, care services and kennel services for dogs, cats and
companion animals, including boarding kennels, pet resorts/hotels, pet day care, pet adoption
centers, dog training centers and animal rescue shelters. For purposes of this ordinance, the
keeping of more than four (4) dogs, cats or similar household companion animals over four (4)
months of age or the keeping of more than two (2) such animals for compensation or sale is
deemed a boarding or shelter-related animal service use and is allowed only in those zoning
districts that allow such uses.
Veterinary Care. Animal hospitals and veterinary clinics.

Assembly and Entertainment. Uses that provide gathering places for participant or spectator
recreation, entertainment or other assembly activities. Assembly and entertainment uses may provide
incidental food or beverage service. Typical uses include arenas, billiard centers, video game
arcades, auditoriums, bowling centers, cinemas and theaters. The following uses are included in the
assembly and entertainment use subcategory but are expressly prohibited in the Village, regardless
of any underlying or overlay zoning designation: 

off-track wagering locations (as defined in 230 ILCS 5/1); and
hookah lounges, which are defined as facilities or locations whose business operation, whether
as a principal use or as an accessory use, includes the smoking of tobacco or other substances
through one or more hookah pipes (also commonly referred to as a hookah, waterpipe, shisha or
narghile), including but not limited to establishments known variously as hookah bars, hookah
parlors or hookah cafés.

Broadcast or Recording Studio. Uses that provide for audio or video production, recording or
broadcasting.

Commercial Service. Uses that provide for consumer or business services and for the repair and
maintenance of a wide variety of products. 

Building Service. Uses that provide maintenance and repair services for all structural and
mechanical elements of structures, as well as the exterior spaces of a premise. Typical uses
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mechanical elements of structures, as well as the exterior spaces of a premise. Typical uses

include contractor offices, janitorial, landscape maintenance, extermination, plumbing, electrical,
HVAC, window cleaning and similar services.
Business Support Service. Uses that provide personnel services, printing, copying, photographic
services or communication services to businesses or consumers. Typical uses include
employment agencies, copy and print shops, caterers, telephone answering services and photo
developing labs.
Consumer Maintenance and Repair Service. Uses that provide maintenance, cleaning and repair
services for consumer goods on a site other than that of the customer (i.e., customers bring
goods to the site of the repair/maintenance business). Typical uses include laundry and dry
cleaning pick-up shops, tailors, taxidermists, dressmakers, shoe repair, picture framing shops,
locksmiths, vacuum repair shops, electronics repair shops and similar establishments. Business
that offer repair and maintenance service technicians who visit customers’ homes or places of
business are classified as a “building service.”
Personal Improvement Service. Uses that provide a variety of non-medical services associated
with frequent, recurrent, and instructional needs. 

General Personal Improvement Services. Uses serving individual necessities, such as
personal grooming and general well-being. Typical uses include barbers, beauty and nail
salons, day spas, microblading and businesses purporting to offer fortune-telling or psychic
services.
Health and Fitness Services. Uses that provide physical fitness services and leisure time
activities. Typical uses include health clubs, yoga studios, martial arts studios, dance studios,
and gymnastics studios
Studio or Instructional Services. Uses in an enclosed building that focus on providing
education, individual or group instruction or training in music, drama, fine arts, arts studios,
language or similar activities. Also includes artist studios and photography studios.
Massage Therapy Services. Establishments whose primary business is that of providing
massage – defined as any method of pressure on or friction against, or stroking, kneading,
rubbing, tapping, pounding, vibrating or stimulating of the external soft parts of the body with
the hands or with aid of any mechanical electrical apparatus or appliances with or without
rubbing alcohol, liniments, antiseptics, oils, powder, creams, lotions, ointments or other similar
preparations used in this practice, under such circumstances that it is reasonably expected
that the person to whom treatment is provided, or some third party on such persons behalf,
will pay money or give other consideration or any gratuity therefor. See also DGMC Section
28.6.070.
Tattoo and body piercing establishments as defined in 410 ILCS 54/1.

Research Service. Uses engaged in scientific research and testing services leading to the
development of new products and processes. Such uses resemble office buildings or campuses
and do not involve the mass production, distribution or sale of products. Research services do not
produce odors, dust, noise, vibration or other external impacts that are detectable beyond the
property lines of the subject property.

Day Care. Uses providing care, protection and supervision for children or adults on a regular basis
away from their primary residence for less than twenty-four (24) hours per day. Examples include
state-licensed child care centers, preschools, nursery schools, head start programs, after-school
programs and adult day care facilities. Day care expressly includes state-accredited adult day care
facilities and facilities for child care, as defined in the Illinois Child Care Act. 

Day Care Center. A facility licensed by the State of Illinois that provides day care for more than
eight (8) children or any number of adults. See also Sec. 6.030.
Day Care Home. A dwelling unit licensed by the State of Illinois in which day care is provided for
a maximum of eight (8) children, excluding all natural, adopted and foster children of the
residents of the dwelling unit. See also DGMC Section 28.6.030.

Eating and Drinking Establishments 
Restaurant. Uses that prepare and serve food and beverages for on- or off-premise consumption
as their principal business. Typical uses include cafés, restaurants, cafeterias, ice cream/yogurt
shops, coffee shops and similar establishments, which may include a bar area that is customarily
incidental and subordinate to the principal use as an eating establishment and that complies with
Chapter 3 of this Code.
Wine and/or Beer Boutique. An establishment where the retail sale of wine and/or beer, wine
and/or beer tastings and wine and/or beer education seminars/classes are conducted on a
regular basis and on-site consumption of wine and beer is allowed subject to provisions of the
wine and/or beer boutique license classification (see Chapter 3 of this Code).

Financial Service. Uses related to the exchange, lending, borrowing and safekeeping of money.
Typical examples are banks, credit unions and consumer loan establishments. All of the following are
also included in the financial service use subcategory but are expressly prohibited in the Village,
regardless of any underlying or overlay zoning designation: 

pawnshops and pawn brokers (as defined in 205 ILCS 510 and in Chapter 8 of this Code);
establishments that provide (vehicle) title-secured loans or payday loans (as defined in 815 ILCS
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establishments that provide (vehicle) title-secured loans or payday loans (as defined in 815 ILCS

122) and similar services; and
establishments primarily engaged in buying gold or other precious metals (e.g., cash-for-gold
businesses).

Funeral or Mortuary Service. Uses that provide services related to the death of humans or
companion animals, including funeral homes, mortuaries, crematoriums and similar uses.

Lodging. Uses that provide temporary lodging for less than thirty (30) days where rents are charged
by the day or by the week. Lodging uses may provide food or entertainment on premises. 

Bed and Breakfast. An owner-occupied private residence that offers sleeping accommodations to
guests for rent, in the owner’s principal residence. Food may only be served to overnight guests
of the bed and breakfast establishment.

Office. Uses in an enclosed building, customarily performed in an office, that focus on providing
executive, management, administrative, professional or medical services. Specific use types include: 

Business and Professional Office. Office uses for companies and non-governmental
organizations. Examples include corporate office, law offices, architectural firms, therapists,
counselors, insurance companies and other executive, management or administrative offices for
businesses and corporations. See also DGMC Section 28.6.090.
Medical, Dental and Health Practitioner. Office uses related to diagnosis and treatment of human
patients’ illnesses, injuries and physical maladies that can be performed in an office setting with
no overnight care. Surgical, rehabilitation and other medical centers that do not involve overnight
patient stays are included in this subcategory, as are medical and dental laboratories.

Parking, Non-Accessory. Parking that is not provided to comply with minimum off-street parking
requirements and that is not provided exclusively to serve occupants of or visitors to a particular use,
but rather is available to the public at-large. A parking facility that provides both accessory and
non-accessory parking will be classified as non-accessory parking if it leases twenty-five percent
(25%) or more of its spaces to non-occupants of or persons other than visitors to a particular use. 

Retail Sales. Uses involving the sale, lease or rental of new or used goods to the ultimate consumer
within an enclosed structure, unless otherwise specified. 

Convenience Goods. Retail sales uses that sell or otherwise provide: (1) sundry goods; (2)
products for personal grooming and for the day-to-day maintenance of personal health or (3) food
or beverages for off-premise consumption, including grocery stores and similar uses that provide
incidental and accessory food and beverage service as part of their primary retail sales business.
Typical uses include drug stores, grocery and specialty food stores, wine or liquor stores, gift
shops, newsstands and florists.
Consumer Shopping Goods. Retail sales uses that sell or otherwise provide wearing apparel,
fashion accessories, furniture, household appliances and similar consumer goods, large and
small, functional and decorative, for use, entertainment, comfort or aesthetics. Typical uses
include clothing stores, department stores, appliance stores, TV and electronics stores, bike
shops, book stores, costume rental stores, uniform supply stores, stationery stores, art galleries,
hobby shops, furniture stores, pet stores and pet supply stores, shoe stores, antique shops,
second-hand stores, record stores, toy stores, sporting goods stores, variety stores, video stores,
musical instrument stores, office supplies and office furnishing stores and wig shops. Stores
whose primary business is the sale of guns and/or firearm supplies are expressly prohibited in the
Village.
Building Supplies and Equipment. Retail sales uses that sell or otherwise provide goods to repair,
maintain or visually enhance a structure or premises. Typical uses include hardware stores, home
improvement stores, paint and wallpaper supply stores and garden supply stores.

Self-service Storage Facility. An enclosed use that provides separate, small-scale, self-service
storage facilities leased or rented to individuals or small businesses. Facilities are designated to
accommodate only interior access to storage lockers or drive-up access only from regular size
passenger vehicles and two-axle non-commercial vehicles. See also DGMC Section 28.6.130.

Trade School. Uses in an enclosed building that focus on teaching the skills needed to perform a
particular job. Examples include schools of cosmetology, modeling academies, computer training
facilities, vocational schools, administrative business training facilities and similar uses. Truck driving
schools are classified as “trucking and transportation terminals” (wholesale, distribution and storage
use category).

Vehicle Sales and Service. Uses that provide for the sale, rental, maintenance or repair of new or
used vehicles and vehicular equipment. The vehicle sales and service subcategory includes the
following specific use types: 

Commercial Vehicle Repair and Maintenance. Uses, excluding vehicle paint finishing shops, that
repair, install or maintain the mechanical components or the bodies of large trucks, mass transit
vehicles, large construction or agricultural equipment, aircraft or similar large vehicles and
vehicular equipment. Includes truck stops and truck fueling facilities.
Commercial Vehicle Sales and Rentals. Uses that provide for the sale or rental of large trucks,
large construction or agricultural equipment, aircraft, or similar large vehicles and vehicular
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large construction or agricultural equipment, aircraft, or similar large vehicles and vehicular

equipment.
Fueling Station. Uses engaged in retail sales of personal or commercial vehicle fuels, including
natural gas fueling stations and rapid vehicle charging stations and battery exchange facilities for
electric vehicles. See also DGMC Section 28.6.040.
Personal Vehicle Repair and Maintenance. Uses engaged in repairing, installing or maintaining
the mechanical components of autos, small trucks or vans, motorcycles, motor homes or
recreational vehicles including recreational boats. Also includes uses that wash, clean or
otherwise protect the exterior or interior surfaces of these vehicles. Does not include vehicle body
or paint finishing shops. See also DGMC Section 28.6.100.
Personal Vehicle Sales and Rentals. Uses that provide for the sale or rental of new or used
autos, small trucks or vans, trailers, motorcycles, motor homes or recreational vehicles including
recreational watercraft. Typical examples include automobile dealers, auto malls, car rental
agencies and moving equipment rental establishments (e.g., U-haul).
Vehicle Body and Paint Finishing Shop. Uses that primarily conduct vehicle body work and
repairs or that apply paint to the exterior or interior surfaces of vehicles by spraying, dipping,
flow-coating or other similar means.
Automobile Dealership Off-Site Storage. A use that provides for the storage of for sale personal
vehicles that are parked on a separate parcel that is not contiguous to the principal business
location. See also DGMC Section 28.6.190.
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STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser 
assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis 
of it being under responsible ownership.
- The appraiser may have provided a plat and/or parcel map in the appraisal report to assist the reader in visualizing the lot size, shape, and/or 
orientation. The appraiser has not made a survey of the subject property.
- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or 
other data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because 
the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific 
arrangements to do so have been made beforehand.
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, the presence of hazardous wastes, toxic 
substances, etc.) observed during the inspection of the subject property, or that he or she became aware of during the normal research involved 
in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent 
conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of hazardous wastes, toxic substances, 
etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no guarantees or 
warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any such conditions that do exist 
or for any engineering or testing that might be required to discover whether such conditions exist.  Because the appraiser is not an expert in the 
field of environmental hazards, the appraisal report must not be considered as an environmental assessment of the property.
- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she 
considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such items 
that were furnished by other parties.
- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal 
Practice, and any applicable federal, state or local laws.
- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from the 
client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure requirements 

applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the time of the 
assignment.
- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, through 
advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database. Possession of this 
report or any copy thereof does not carry with it the right of publication.
- Forecasts of effective demand for the highest and best use or the best fitting and most appropriate use were based on the best available data 
concerning the market and are subject to conditions of economic uncertainty about the future.

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible 
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the 
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report by 
the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of Work, 
Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any Hypothetical 
Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties 
assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its conclusions.
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APPRAISER'S CERTIFICATION
I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only by 
the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and 
conclusions.
- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties 
involved.
- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of 
this report within the three-year period immediately preceding acceptance of this assignment.
- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
- My engagement in this assignment was not contingent upon developing or reporting predetermined results.
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction 
in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal.
- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of 
Professional Appraisal Practice that were in effect at the time this report was prepared.
- I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion, 
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present 
owners or occupants of the properties in the vicinity of the subject property.
- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

DEFINITION OF MARKET VALUE *:
Market value means the most probable price which a property should bring in a competitive and open market under all conditions requisite 
to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. 
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions 
whereby:
1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised and acting in what they consider their own best interests; 
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and 
5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions 
granted by anyone associated with the sale. 
* This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions 
Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System 
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), 
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS, 
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.
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Brett Paul

APPRAISAL AND REPORT IDENTIFICATION

2-2(a)

2-2(b)

Comments on Standards Rule 2-3

I certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased professional 

analyses, opinions, and conclusions.

- Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties involved.

- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year 

period immediately preceding acceptance of this assignment.

- I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of the 

client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that 

were in effect at the time this report was prepared.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each 

individual providing significant real property appraisal assistance is stated elsewhere in this report).

30 - 60 Days

Comments on Appraisal and Report Identification
Note any USPAP related issues requiring disclosure and any State mandated requirements:

Caleb Arthur

Certified Residential

556.005283

IL 09/30/2025

09/09/2024

08/19/2024

08/19/2024

Matthew F. Nieman

Certified Residential

556.005119

IL 09/30/2025

09/09/2024

N/A
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Appraisal Report

(A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report,
restricted to the stated intended use by the specified client or intended user.)

Reasonable Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property interest being

appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.)

My Opinion of Reasonable Exposure Time for the subject property at the market value stated in this report is:

APPRAISER:

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature and Report:

Effective Date of Appraisal:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:
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Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Condition Ratings and Definitions

C1

The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new

and the dwelling features no physical depreciation.

Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings

provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been

rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they

have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without

adequate maintenance or upkeep).

C2

The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components

are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced

with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and

are similar in condition to new construction.

Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical

depreciation, or an older property that has been recently completely renovated.

C3

The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every

major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is

being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of

short-lived building components have been replaced but not to the level of a complete renovation.

C4

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been

adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building

components have been adequately maintained and are functionally adequate.

Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building

components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,

they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.

C5

The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,

rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains

useable and functional as a residence.

Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many

of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.

C6

The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,

soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many

or most major components.

Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property

with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.

Quality Ratings and Definitions

Q1

Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such

residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship

and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality

exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes

throughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in

this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly

modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The

workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.

UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Quality Ratings and Definitions (continued)

Q3

Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard

residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors

that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been

upgraded from “stock” standards.

Q4

Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans

are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,

finish, and equipment are of stock or builder grade and may feature some upgrades.

Q5

Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a

plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation

and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials

with limited refinements and upgrades.

Q6

Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings

are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or

expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical

systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions

to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated

Little or no updating or modernization. This description includes, but is not limited to, new homes.

Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major

components have been replaced or updated. Those over fifteen years of age are also considered not updated if the

appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained

and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated

The area of the home has been modified to meet current market expectations. These modifications

are limited in terms of both scope and cost.

An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute

updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not

include significant alterations to the existing structure.

Remodeled

Significant finish and/or structural changes have been made that increase utility and appeal through

complete replacement and/or expansion.

A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include

some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation

of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)

square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not

included in the bathroom count.  The number of full and half baths is reported by separating the two values using a

period, where the full bath count is represented to the left of the period and the half bath count is represented to the

right of the period.

Example:

3.2 indicates three full baths and two half baths.
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Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Where This Abbreviation May Appear

A Adverse Location & View

ac Acres Area, Site

AdjPrk Adjacent to Park Location

AdjPwr Adjacent to Power Lines Location

ArmLth Arms Length Sale Sale or Financing Concessions

AT Attached Structure Design (Style)

B Beneficial Location & View

ba Bathroom(s) Basement & Finished Rooms Below Grade

br Bedroom Basement & Finished Rooms Below Grade

BsyRd Busy Road Location

c Contracted Date Date of Sale/Time

Cash Cash Sale or Financing Concessions

Comm Commercial Influence Location

Conv Conventional Sale or Financing Concessions

cp Carport Garage/Carport

CrtOrd Court Ordered Sale Sale or Financing Concessions

CtySky City View Skyline View View

CtyStr City Street View View

cv Covered Garage/Carport

DOM Days On Market Data Sources

DT Detached Structure Design (Style)

dw Driveway Garage/Carport

e Expiration Date Date of Sale/Time

Estate Estate Sale Sale or Financing Concessions

FHA Federal Housing Authority Sale or Financing Concessions

g Garage Garage/Carport

ga Attached Garage Garage/Carport

gbi Built-in Garage Garage/Carport

gd Detached Garage Garage/Carport

GlfCse Golf Course Location

Glfvw Golf Course View View

GR Garden Design (Style)

HR High Rise Design (Style)

in Interior Only Stairs Basement & Finished Rooms Below Grade

Ind Industrial Location & View

Listing Listing Sale or Financing Concessions

Lndfl Landfill Location

LtdSght Limited Sight View

MR Mid-rise Design (Style)

Mtn Mountain View View

N Neutral Location & View

NonArm Non-Arms Length Sale Sale or Financing Concessions

o Other Basement & Finished Rooms Below Grade

O Other Design (Style)

op Open Garage/Carport

Prk Park View View

Pstrl Pastoral View View

PwrLn Power Lines View

PubTrn Public Transportation Location

Relo Relocation Sale Sale or Financing Concessions

REO REO Sale Sale or Financing Concessions

Res Residential Location & View

RH USDA - Rural Housing Sale or Financing Concessions

rr Recreational (Rec) Room Basement & Finished Rooms Below Grade

RT Row or Townhouse Design (Style)

s Settlement Date Date of Sale/Time

SD Semi-detached Structure Design (Style)

Short Short Sale Sale or Financing Concessions

sf Square Feet Area, Site, Basement

sqm Square Meters Area, Site

Unk Unknown Date of Sale/Time

VA Veterans Administration Sale or Financing Concessions

w Withdrawn Date Date of Sale/Time

wo Walk Out Basement Basement & Finished Rooms Below Grade

Woods Woods View View
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VILLAGE OF DOWNERS GROVE
PLAN COMMISSION MEETING

September 16, 2024, 7:00 P.M.

FILE 24-PCE-0026: A PETITION SEEKING APPROVAL FOR A ZONING MAP 
AMENDMENT FROM R-4, RESIDENTIAL DETACHED HOUSE 4 TO B-3, GENERAL 
SERVICES AND HIGHWAY BUSINESS, A SPECIAL USE TO ALLOW FOR A DRIVE-
THROUGH AND A RIGHT-OF-WAY VACATION.  THE PROPERTY IS CURRENTLY 
ZONED B-3, GENERAL SERVICES AND HIGHWAY BUSINESS AND R-4, RESIDENTIAL 
DETACHED HOUSE 4.  THE PROPERTY IS LOCATED DIRECTLY NORTH OF OGDEN 
AVENUE AND 4244 ELM STREET, DOWNERS GROVE, IL (PIN: 09-05-120-009, -018 AND 
09-05-120-019, -20, -021, -022, -023, AND -024). BRETT PAUL, PETITIONER AND K&M 
CORPORATION OF ARIZONA, OWNER

Brett Paul, Petitioner and President of XSITE Real Estate, discussed the proposal for an Andy’s 
Frozen Custard at 818 Ogden Avenue. He gave an overview of their development team.  He said they 
are requesting three different approvals, a zoning map amendment to zone two parcels from R-4 to 
B-3, a special use permit for the side-by-side drive-through for Andy’s Frozen Custard, and right-of-
way vacation for the alley behind the property.  He noted the property has been vacant for over 15 
years.  He discussed the site plan that includes a patio area and double drive-through.  The existing 
alley will be repaved and providing easement to the adjacent property to the east.  Mr. Paul talked 
about the landscape plan, elevations of the building, and the alley vacation.  He went over the 
questions and concerns they received.  He said they would be doing a dimmed down version of 
Andy’s lighting, bringing the existing fence up to standards and which will have a height of 8 feet on 
the northern boundary, in addition to landscaping on the northwest portion corner of the building to 
block lights.  The development will also have security cameras inside and out of the property that will 
be monitored.  The project will provide 25 to 35 part and full-time employment opportunities for 
students and managerial positions.  They noted they will only be taking manual orders with no speaker 
box to keep noise volumes down.  He noted that traffic seemed to be the biggest concern.  

Michael Worthman, Traffic Engineer from KLOA, gave a brief summary of the traffic impact study.  
He talked about characteristics that will help reduce traffic, including the peak hours being in the 
evening when traffic volumes are much slower and the traffic for this property is a drop in a bucket 
compared to traffic on Ogden Avenue.  He said access will be provided via the three existing access 
drives at the site and explained it will have two lanes, where they can accommodate 17 vehicles.  He 
felt the impact on the neighborhood will be limited.   He also stated that they agreed to place turning 
restriction signage on the site to prevent northbound movements from Andy’s. 

Brett Paul discussed the standards related to the special use of a drive-through, the zoning map 
amendment to rezone the two north parcels from R-4 to B-3, and alley vacation.   

Robert De La Fuente, Andy’s representative, gave a background of Andy’s and stated he would love 
to have his business here. He expressed they made all the changes that were requested to meet code. 
He said Andy’s is a great place to work that allows good jobs for people in the community and a lot 
of promotion within. 
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Chairman Rickard asked the commissioners for any questions for the petitioner.  

Commissioner Boyle asked if this is the typical configuration with the store facing the street front 
edge and the drive-through coming around towards that frontage.  He also asked about the 
configuration of exiting on and off a side street and the intent there.  Mr. La Fuente responded that 
they usually do not do a double stack drive, but they will have two people on iPads walking to the 
cars and showing the menu and once they hit the window they have their food within 90 seconds.  
The middle entrance off Ogden will be the main entrance and exit. 

Commissioner Boyle asked if there will be a screening there to block headlights facing Ogden.  Mr. 
Paul said that looking at the landscape plan; he noted that the bushes and trees around the perimeter 
that will help with screening. 

Commissioner Boyle asked if the alley would be a private drive maintained by Andy’s.  Mr. Paul 
answered that is correct. 

Commissioner Boyle inquired about how many cars typically travel north and southbound on the side 
streets.  Mr. Worthman shared they do not have daily volume, but there was a neighborhood traffic 
study done in 2018 for that and a number of traffic calming techniques have been done there. 

Chairman Rickard asked for public input.

Brian Gay, with the Downers Grove Economic Development Corporation, commented that this 
property was identified as a key strategic area in the 2021 Comprehensive Economic Development 
Strategic Plan and he has been working with the petitioner and the property owner over the last 18 
months to work through this process.  He found the site to be a great addition to positive economic 
impact and a great way to continue positive growth on Ogden Avenue.

Brandon Thiele, resident, said he was the one who filed the traffic-calming petition for Elm Street 
north of Ogden due to safety concerns.   He stated that Elm Street is a residential street with many 
families and small children, and there are already multiple high traffic volume businesses in this area. 
He said Elm Street is used to bypass Ogden traffic during busy times and people are speeding through 
there.  He stated that he has dumpsters within 200 feet of his house and they deal with illegal dumping 
constantly and their front yards are currently used as overflow parking and the empty lots of the 
proposed development are being used as parking areas for residents and patrons of nearby businesses, 
and removing those lots will only increase parking pressures on Elm Street and Washington Street.  
Mr. Thiele demonstrated several photos from different times of cars parked on Elm and Washington.  
He voiced that pedestrian safety in this area is horrible and there is no safe way to cross Ogden here. 
He discussed environmental impacts, including cars idling in the drive-through, lights, noise from 
cars, water runoff due to total disrepair of the parking lot, and trash is already an issue. He noted that 
while he is all for the rundown buildings there to be improved upon, he thinks the use of the alley 
does not make sense. 

Chad Walz discussed light pollution.  He said the proposed location is supposed to have lighting under 
the canopy 24 hours a day and would like that addressed.  He said the trees they want to remove gives 
them privacy and now they will see and hear everything.  He added the no right hand or left hand 
turns do not work.  Mr. Walz expressed he did his own traffic study and was told that putting in stop 
signs makes people drive faster.
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Melodee Miller, resident, stated she lives 50 feet from this property and would like Downers Grove 
to step up and protect them from the increase in traffic and the corner of 41st and Washington is a 
nightmare and a major accident waiting to happen. She stated that she and her neighbors are tired of 
picking up dead bodies and taking their lives in their hands just to cross the streets. She shared that 
speed bumps would really help the residents of Elm and Washington, but she is told Downers Grove 
does not believe in speed bumps. She asked for the Commission to let her know if it was possible to 
get those. Ms. Miller suggested lighting at the corners of the street to help with safety in that area. 

Chairman Rickard said it is becoming clear there a lot of concern about traffic throughout the 
neighborhood, but tonight they are tasked with reviewing an application for this project on this site 
and deal with impacts that it would create.  He stated there have been efforts in the past to mitigate 
safety with lights at corners and other safety improvements, but that is not anything they are dealing 
with here today. He suggested approaching the Village Council with those issues or calling staff. 

Mark Dziedzic stated that vacating an alleyway on the property and not restricting the traffic flow 
back onto the residential streets did not make sense to him, and they were not addressing the property 
configuration in that respect. He noted that there is signage in front of the site saying it is restricting 
turns from Ogden Ave during 6 a.m. and 9 a.m., and that has not been addressed in the proposal.  He 
wanted to know how they will address that, because it is a traffic turn concern he had put in 30 years 
ago to protect his children. He expressed he is all for economic development in Downers Grove, but 
more concern should be given to the site and how it is configured to protect the residents. 

Adam Carr commented that the configuration of the property makes no sense with an exit on both 
sides, and they need to reconfigure that. He added CVS is vacating their property on Ogden and 
Fairview and that would be an excellent location for Andy’s instead. 

Another resident approached the podium and said it was mentioned in the presentation that there was 
a curb cut in at Elm and Washington for the current alleyway, and he has never seen a car drive down 
that alley ever, so turning that into a drive-through is going to add traffic there.  He recognized they 
proposed to have signs that say no left turn, but those do not stop anybody. 

Tim Nash stressed that the way the drive-through is configured is a U, so to make it an exit back out 
onto Ogden, you would have to do a 180 degree turn right there to come back out, so all traffic will 
be exiting on residential streets. 

Paul Quillia stated that if they have anybody coming in off of Ogden Avenue, the proposal is showing 
them making a left and turning directly into the traffic as you exit out of the drive-through, and that 
will delude the people that want to come in from Ogden and will be come from either Washington or 
Elm Street.  He pointed out that Washington is supposed to be the Village’s secondary route for any 
sort of emergency traffic. He said he also had not seen any other business in Downers Grove with 
three different entrances and exits, and recommended that if this is going to go through as proposed, 
they should look at closing off Elm and make it a dead-end street. 

Alyssa Szponder expressed concerns on the traffic situation they currently have and the increasing 
problem she can see happening with this development. She said you often get a backup three to five 
cars waiting to turn onto Ogden Avenue and if she was coming out of Andy’s and saw that backup, 
she would ignore the no turn sign and go through residential streets to find an alternate route out to 
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Ogden Avenue. She said the other concern is the site will be open at late hours.  She added that they 
see a lot of trash in their front yards from the businesses and foot traffic, and wants to know what they 
are going to ensure that is cleaned up.   Ms. Szponder expressed she was also concerned about sewage 
and wants to see mitigation for that.

Ethan Roesch stated he has been battling flooding in his basement for 24 years, and so that is a big 
concern of his.  He said there is not a sidewalk on the correct side of Washington Street, which is a 
huge safety concern.  He added the street they are proposing people will pull in off of Washington 
Street is a hospital route that does not need to get backed up. 

Jessica Quillia appreciates Andy’s wanting to do things for the community and schools, but is 
concerned about school safety.  She said the amount of traffic they get down their street is concerning 
and feels like they are giving up their emergency exit and entrance to the hospital.  She has recently 
seen ambulances struggle to get past Downers North with all the construction going on. She agreed 
that at least Elm should be cut off, but there needs to be more things in place to protect residents of 
Washington Street as the secondary emergency exit.  Ms. Quillia said the trash needed to be screened 
for rodents. Mrs. Guillia gave a suggestion to the Commission on things to change, including the 
entrance off of Ogden and parking.  She is concerned why the establishment is staying open until 11 
when the curfew is at 10.  She suggested a brick wall to block out lights and noise. 

Bill Miller, commercial owner on Washington and Ogden, stated it seems like all the traffic is going 
to be coming north on Washington to take a right.  He said traffic is going to be backed up on Ogden 
and it does make sense to run everything in on Washington. At his store he can normally never get 
out of the lot without two people in front of him any time of the day and taking a left turn out of it is 
going to be a wait.  Mr. Miller expressed his surprise that Downers Grove will give away property 
when normally they would be paying taxes if it is not being used as a thorough way. 

Tarik Tahini said he has three kids and supports having an additional ice cream place, and it would 
be nice to be able to walk to get it instead of driving downtown. 

Another resident approached the podium and shared his main concern is the Planning Commission 
giving up residential space to commercial business that impacts the neighborhood. 

Peter Cervanka explained that his property borders the proposed property behind the fence line and 
he is concerned about reduction in his property value.  He said he likes it the way it is right now 
without people and cars near his house.  He noted that in the proposal it shows cars facing his house 
and anticipates an issue with lights coming into the house. He shared his number one concern is the 
removal of the trees that gives all the shade in his yard right now and currently blocks out any noise 
from Ogden, because without the trees they will have no privacy. He said it sounded like the Village 
Council has already made up their mind on this issue, and asked the Plan Commission to review that, 
because a Village Council should not be getting involved in issues before it comes to them. 

Another resident approached the podium and commented that as a parent it would be nice to have a 
local ice cream place. 

Rob Johnson discussed people trying to turn left out of the UPS Store on Ogden.  He said the entrance 
off Ogden into Andy’s will back up cars and they will not be able to get out and will be a complete 
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mess.  He supports businesses coming in, but does not know how they can do it with three entrances. 
He added that there is no way for anybody south of Ogden to walk to Andy’s safely. 

Rob Roe talked about the inaccuracies with the petition, which does not accurately portray the traffic 
on Washington and Elm.  He noted that the traffic study disregarded that Washington is an ambulance 
route.  He talked about Andy’s being open late with congestion until 11:30 in a residential 
neighborhood.  He expressed the most important part is the congestion danger at an already hazardous 
intersection. 

Jason Shirk stated he can see the store will benefit the community a little bit for people to take their 
kids out for ice cream, but it is a very disproportionate hit to the immediate neighborhood and not fair 
to them.  He suggested asking Andy’s what percent of their stores have three entrances and what does 
the dimming of the lights mean. 

Pam Bianco commented that the existing Andy’s property is loud, fun, happy, and it does not belong 
where it is going to be.  She is concerned about the hospital and safety.  She added the quality of life 
of the neighborhood is very important.  She talked about her grandson being hit by a car on the way 
to school in this area when he was younger because there was so much traffic, the car did not see the 
pedestrians walking down. 

Nicole Davis voiced that the big concerns for her is there is not a safe sidewalk to get into the Andy’s 
property, especially for the residents living on Washington and Elm Street, and removal of the trees 
on the north side, and light exposure. She suggested putting in full size landscaping to replace what 
is being taken down. She added there should be some reconsideration about moving to a different part 
of Downers Grove. 

Ronald Jalovec stated he has been driving and dealing with Washington and Ogden since 1967, but 
many people get scared about making the left turn there and will do anything to avoid the Washington 
intersection and take alternate routes whenever they can. 

Mary Puccini respectfully requested that the Commission think of all the commentary they have 
heard.  It is not necessary to have them spill out onto Elm and Washington. 

Chairman Rickard then asked for the staff report. 

[Recess was called at 8:59 and the hearing resumed at 9:05PM]

Flora Leon, Senior Planner, explained the petition requesting a zoning map amendment, special use, 
and right-of-way vacation and provided a location map for the Commission to review. She stated they 
sent out public hearing signs, sent out mailers to all neighbors within 200 feet, and the notice was 
placed in the newspaper.  They received two separate calls wanting additional information, and after 
it was posted online, they received additional inquiries regarding the project and that was placed on 
the dias.  She noted the petitioner held a separate neighborhood meeting.  She provided the existing 
plat of survey, plat of vacation, and plat of consolidation.  She said the petitioner included an access 
easement with their plat of consolidation. They are asking two residential properties on the proposed 
development be changed from R-4 to B-3.  Ms. Leon discussed the map amendment request, right-
of-way vacation of the alley, and the special use for the side by side drive-through.  She walked 
through some of the proposed improvements, including access points, proposed footprint, canopy for 
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outdoor seating, drive-through, pedestrian connections, removal of the Washington Street parking 
and additional landscaping, and moving trash enclosure.  Ms. Leon said it does meet the regulations 
of the zoning ordinance.  She discussed the landscape plan and signage.  She provided key goals from 
the comprehensive plan, including a parking lot screening, properly screened dumpsters, providing 
buffer to nearby residential areas, consolidating multiple lots, beautification, ensuring materials and 
design are architecturally attractive, and enhance sales tax and improved pedestrian connectivity.  
Staff finds the standards have been met, special use criteria has been met, and map amendment criteria 
has been met, and staff recommends approval of the proposed development. 

Chairman Rickard asked for questions for staff. 

Commissioner V. Patel asked if fire and police had an opportunity to review these plans and any 
potential traffic going northbound on Washington.  Ms. Leon said the plans were routed to the fire 
department and they did not express any concerns over the traffic. 

Commissioner Frankovic inquired if there has been any discussion any reduction measures for 
Washington.  Jason Zawila, Planning Manager responded that the Village is currently undergoing a 
set of four plans and one is a pedestrian plan that will offer recommendation on how to improve 
certain streets throughout the Village. 

Commissioner Boyle asked to help him understand more about the compliance with the procedure to 
vacate the alley.   Mr. Zawila stated the vacation is up to the discretion of the Council, and there were 
two property owners adjacent to the proposed vacation area were aware of the vacation request.  

Commissioner Boyle asked if having three points of access is just specific to this site or are there 
other sites with that in the vicinity.  Mr. Zawila said Fresh Thyme Market has three points of access, 
with two access points that go out to residential neighborhoods.  He said they have several businesses 
with two points of access, one of which and it is almost directly across the street from this property, 
with access to a residential street.

Commissioner Frankovic inquired if the alleyway has to have two access points even if it is vacated, 
and if they closed off the access point on Washington would that alleviate some of the issues the 
neighborhood has. Ms. Flora said her understanding of the right-of-way vacation policy does not 
speak to that.

Chairman Rickard said there are currently two curb cuts off of Ogden.  He asked if there are 
requirements up and down Ogden for minimal separation between curb cuts and driveways there.  
Ms. Flora shared that the traffic engineer did not make any note or express any concerns about the 
separation distance, likely because it is an existing condition they are not making it any wider. 

Chairman Rickard brought up that it has been mentioned several times on if people should be able to 
turn north to either Washington to Elm coming out of the property, and the petitioner mentioned the 
willingness to put up signage to prohibit that.  He asked if that was the petitioner stating they are 
willing to do that or if it was a requirement from the Village.  Ms. Flora answered it was not a 
requirement from the Village.
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Chairman Richard stated he knows firsthand traffic can be crazy there at times, and questioned asking 
people who live just north of the development to head south on Ogden and loop around and come 
back into their neighborhood. 

Chairman Rickard asked the petitioner for any comments or closing statement.

Mr. Paul said Andy’s operates first class real estate and keep the property very clean. He said a 
sidewalk will be added where the parking is being removed that will be helpful for safety and the 
parking on the property is enough for Andy’s and meets the codes and other parking in the area is not 
something they can deal with as a property owner.  He noted the trash will be inside a trash enclosure 
and they will clean up the look.

Civil Engineer, Steve Shanholtzer, said the majority of the site drains down to the Ogden Ave right-
of-way, and a small portion on the northeast that drains into Elm Street, so they are putting new storm 
sewer and drains to help promote drainage. 

Mr. La Fuente said he appreciates all those that came out and their concerns, but feels a lot of existing 
conditions that are being attributed to them unfairly.  He said they have done and met everything they 
could within the code.  He noted they do not have 24/7 lighting and there are LED canopy lights that 
face directly down and the lighting fixtures around the building have been taken off to accommodate 
the code.  He stated this should not affect property values, as there are three existing vacant buildings 
that have been there for 15 to 20 years.

Commissioner Frankovic asked if the access on Washington is something they would considered 
removing to mitigate concerns for hospital and traffic. She added it would also alleviate left turns 
coming in close proximity and so close to the intersection.   Mr. La Fuente responded they may be 
able to tweak the entrance off of Ogden, but he would have to go back to see how that affects the 
entire site.  He went over other properties that have three access points. Regarding taking away the 
left turn, he understands that Elm is a full access to serve the property owner on that corner, and did 
not know if they could minimize his full access. 

Commissioner Frankovic responded she did not think it would affect the corner business there at all. 
Mr. Worthman asked which two left turns she is worried about.  Commissioner Frankovic responded 
either one, as the point is to alleviate two lanes of left turning that close together. 

Mr. Worthman stated they do not see any issue with it and current traffic using that existing access 
drive to the east is very low. He said they have also been working with IDOT and they have not had 
an issue with it and neither does staff.  He suggested keeping it open and monitor it and decide at a 
later date if they want additional restrictions.    He said they do not have a problem looking at it to 
see what they can do.  He understands what the community is feeling, but it is not a significant volume 
of traffic, and the amount in the neighborhood should be low.  He stated as to the existing issues in 
the neighborhood, it was examined and a comprehensive study was done in the past. Mr. Worthman 
expressed their peak times are 7PM to 9PM, when it is slower on Ogden Ave.  He said there are two 
or three cars waiting at a time, but you see that everywhere and you can make left turns onto Ogden.  
He explained they are providing three drives to maintain the alley that is an existing use and it helps 
to distribute the traffics over three different locations.  He added there are also other restaurants that 
have access onto residential streets.  They pulled accident data from IDOT, and in a five-year period, 
Elm and Ogden had two accidents, and Washington and Ogden had eight.  He said they understand it 
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is an emergency route, but they do not see it as being blocked or congested. Mr. Worthman discussed 
pedestrian access; including sidewalks provided on the west side of Washington Street and east side 
of Elm Street and the high visibility crosswalks there on Ogden. 

Commissioner Frankovic asked if there was any possibility to maintain the trees instead of removing 
them for the homeowner.  Mr. La Fuente said as long as there is no utility work or anything that has 
to happen there he is okay with that. 

Chairman Rickard asked the Commission for discussion.

Chairman Rickard commented on the site layout.  He feels it is more safe to have additional access 
off of Washington and Elm than people trying to get on and off of Ogden only.  He said it does not 
make sense to force everybody south and put people on Ogden that do not need to get on Ogden.  He 
said all three standards for approval have been met. 

Commissioner Frankovic said it is a great addition potentially for the neighborhood, but the option to 
close the access point for Washington is mostly for the fact that it needs to stay an emergency access 
point for the hospital, and there is concern that people trying to turn into the drive-through could cause 
some potential backup.  She added that keeping trees for the neighbors would be nice. 

Chairman Rickard commented that no matter what type of business goes on that property, there will 
be a lot of the same concerns, and the real concern is people and kids on the south side of Ogden 
Avenue trying to make their way across to get there, but is not this petitioner’s problem to solve and 
is a larger picture that needs to be addressed. 

Commissioner Frankovic suggested making it a condition to have the signage to not go northbound 
on Elm and Washington. 

Commissioner Boyle agreed with the sentiment of trying to keep people going into neighborhoods.  
He said the concerns being voiced here are no different from concerns he has in his own neighborhood 
with children going to school and people do not pay attention to signs.  He agreed that keeping the 
trees there would be great and ask them to consider putting up a more substantial barrier.  He agrees 
with putting more of the traffic towards Ogden where the noise already is.  Commissioner Boyle 
noted that all standards have been met and  they are meeting most of the obligations that are set forth 
before them.  He supports putting signs up and enhancing the landscaping buffer. 

Chairman Rickard said he is not opposed for the signs to go up, and not opposed to not turning 
northbound into the two residential streets, but it will not stop everybody and there are people that 
will need to go north. 

Commissioner Boyle said there is a major update to the comprehensive plan with community 
meetings and community engagement and that is where people will be able to push for more 
compliance in terms of bike path, sidewalks, and compliance issues.  

Commissioner V. Patel feels the standards for the three components have been met.  He said 
restricting northbound traffic on Washington would be more problematic. 
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Commissioner K. Patel stated he did not know if there should be restrictions northbound, even though 
a little bit of thinning is better than none.  He agrees with the other commissioners on the standards 
being met. He said putting speed bumps in is not in their purview here, but it sounds like that needs 
to be resolved.  He urged everyone to continue to go to the meetings and stay engaged. 

Chairman Rickard asked if anyone wanted to make a motion. 

WITH RESPECT TO  FILE 24-PCE-0026 AND BASED ON THE PETITIONER’S 
SUBMITTAL, THE STAFF REPORT, AND THE TESTIMONY PRESENTED,  IT IS 
FOUNDED THE PETITIONER HAS MET THE STANDARDS OF APPROVAL FOR THE 
ZONING MAP AMENDMENT FROM R-4 RESIDENTIAL DETACHED HOUSE TO BE B-
3 GENERAL SERVICES AND HIGHWAY BUISNESS USE, SPECIAL USE TO ALLOW 
FOR A SIDE BY SIDE DRIVE-THROUGH, AND ALLEY VACATION AS REQUIRED BY 
THE VILLAGE OF DOWNERS GROVE ZONING ORDINANCE AND IS IN THE PUBLIC 
INTEREST, AND THEREFORE, COMMISSIONER FRANKOVIC MADE A MOTION 
THAT THE PLAN COMMISSION RECOMMEND TO THE VILLAGE COUNCIL 
APPROVAL OF FILE 24-PCE-0026, SUBJECT TO THE FOLLOWING CONDITIONS:

1. REZONING SPECIAL USE AND ALLEY VACATION TO SUBSQUENTLY 
CONFORM TO THE STAFF REPORT, ARCHITECTURAL DRAWINGS 
PREPARED BY HUFFT DATED AUGUST 9, 2024.  LAST READ BY SEPTEMBER 
9, 2024, AND LANDSCRAPE DRAWINGS PREPARED BY MANHARD 
CONSULTING DATED AUGUST 9, 2024.  LAST TO ADVISE ON SPTEMBER 9, 
2024.  ACCEPT THAT SUCH CLAIMS MAY BE MODIFIED TO CONFORM TO 
THE VILLAGE CODES AND ORDINNACES.

2. RECORDED ACCESS EASEMENT WILL BE REQUIRED PRIOR TO 
OCCUPANCY WITH APPROVAL.

3. PETITIONER SHALL ADMINSTRATIVELY CONSOLIDATE THE LOTS INTO 
ONE LOT OF RECORD PRIOR TO ISSUING A BUILDING PERMIT.

4. PRIOR TO THE EXECUTION OF THE VACATION PLAT, THE PEITIONER 
SHALL PAY THE VILLAGE A TOTAL $16,000 PER THE PETITIONER’S 
APPRAISAL.

5. SUBMIT A TREE RISK ASSESSMENT REPORT FROM CERTIFIED 
ARBORHISTS FOR TWO PARKWAY TREES LOCATED ON THE ELM STREET 
SIDE NEAREST WHERE THE HYDRANT WILL BE RELOCATED

6. AN 8-FOOT SOLID FENCE WILL BE INSTALLED ALONG THE ENTIRE 
LENGTH OF THE NORTH PROPRETY LINE.

7. ADDITIONAL SIGNAGE FOR NO NORTHBOUND TURNS ONTO WASHINGTON 
AND ELM STREET ON THE PROPERTY.

8. ADDITIONAL LANDSCAPE SCREEN ON NORTHERN PROPERTY LINE.

SECOND BY COMMISSIONER V. PATEL

ROLL CALL: 

AYE: CHAIRMAN RICKARD, BOYLE, FRANKOVIC, K. PATEL, V. PATEL

NAY: NONE 
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MOTION APPROVED.  VOTE: 5-0

/s/ Celeste K. Weilandt
Recording Secretary

 (As transcribed by Ditto Transcripts)
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Flora Leon <fleon@downers.us>

AIM 800 Ogden LLC
AIM Real Estate @aimrg.com> Mon, Sep 16, 2024 at 10:19 AM
To: "fleon@downers.us" <fleon@downers.us>
Cc: Terry Lally < @aimrg.com>, "rjs aimrg.com" @aimrg.com>, Robert Renfro < @huckbouma.com>

Good Morning Flora,

 

Here are our concerns for our property at 800 E Ogden Ave Downers Grove.

 

 

1. Alley to the North of 800 E. Ogden is imperative to the operation and value of 800 E. Ogden Av., specifically to its
ingress/egress and parking. Without this access, the building’s value is greatly diminished

If Alley is vacated  to petitioner, the southern 50% of alley -along the entire property line of 800 E. Ogden-
needs to be vacated to Aim 800 Ogden Av. LLC for its exclusive and permanent use. 
During construction ingress and egress to the subject alley cannot be interrupted without petitioner arranging -
at their 100% exclusive expense- alternate parking for the businesses and residents of 800 E. Ogden av.

 

2. The 800 Ogden Av. dumpster area must remain in its present location or relocated to an area acceptable to AIM
800 Ogden LLC.

 

3. There should be a greenspace area with a fence (where there is currently one) on the western property line of 800
E. Ogden Av. , immediately adjacent to this property’s current parking lot.

 

Thank you,

Christine

 

AIM 800 Ogden LLC

600 Enterprise Dr, Suite 120

Oak Brook, IL 60523

@aimrg.com

 

9/16/24, 4:44 PM The Village of Downers Grove Mail - AIM 800 Ogden LLC
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Flora Leon <fleon@downers.us>

Re: Andy's frozen custard
Jason Zawila <jzawila@downers.us> Mon, Sep 16, 2024 at 8:32 AM
To: Carl Hirschman <carl1729@gmail.com>
Bcc: fleon@downers.us

Carl - 

Thank you for your email.  We will forward this comment to the Plan Commission for their consideration this evening. 

Jason Zawila, AICP | Planning Manager | Community Development Department

(630) 434 5520 | jzawila@downers.us

 

Downers Grove | 850 Curtiss Street | Downers Grove, IL 60515  | www.downers.us

Get involved with the Planning Process! Visit guidingdg.com

On Sat, Sep 14, 2024 at 12:20 PM Carl Hirschman < @gmail.com> wrote:
I had someone drop off a letter at my house asking to sign a petition against the Andy's frozen custard.

I read through the concerns listed and really don't feel they're valid. In fact I'm really excited about this opening and look
forward to walking over to it with my kids. I've been wishing there was a neighborhood ice cream place in DG since
moving here almost 3 years ago.. There may be challenges that come up after it opens, but I don't see valid ones
blocking it at the moment. 

--
Carl Hirschman

 Washington Street
Downers Grove
cell: 

9/16/24, 4:42 PM The Village of Downers Grove Mail - Re: Andy's frozen custard
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Flora Leon <fleon@downers.us>

Fwd: Rezoning for Andy's - Washington and Ogden
Jason Zawila <jzawila@downers.us> Fri, Sep 13, 2024 at 8:31 AM
To: Flora Leon <fleon@downers.us>
Cc: Joseph Weesner <jweesner@downers.us>, Scott Vasko <svasko@downers.us>, Stanley Popovich
<spopovich@downers.us>

Jason Zawila, AICP | Planning Manager | Community Development Department

(630) 434-5520 | jzawila@downers.us

 

Downers Grove | 850 Curtiss Street | Downers Grove, IL 60515  | www.downers.us

Get involved with the Planning Process! Visit guidingdg.com

---------- Forwarded message ---------
From: Melodee Miller <m @yahoo.com>
Date: Thu, Sep 12, 2024 at 10:21 PM
Subject: Rezoning for Andy's - Washington and Ogden
To: jzawila@downers.us <jzawila@downers.us>, mayorcouncil@downers.us <mayorcouncil@downers.us>

Attn:  Plan Commission

 Thursday, September 12, 2024

 Once upon a time there were 7 streets north of Ogden that went directly through to 39th Street (Lindley not included). 
Then one day, the residents of Douglas didn’t want a thoroughfare, so they got their street blocked off. Then when
Walgreen’s was built, the neighbors on Highland got their street blocked off.  It’s actually blocked off at Ogden and also
39th Street. Washington is a direct route to Good Sam and the hours to turn onto it has been regulated.  This means a lot
of traffic has even diverted to the four remaining streets – mainly Elm Street.

 Most of us are not against a business coming in but would like Downers Grove to step up and protect us from the
increase in traffic.  The corner of 41st and Washington is a nightmare and we don’t understand why a 4 way stop wasn’t
put in.  If you’re driving, you practically have to pull out to the middle of the street because so many things block your
view; it’s a major accident waiting to happen, especially children walking home from school.  There have already been
accidents but do we need a devastating one before a 4 way is put up?  What does it take to get on installed?

And because so much traffic is being diverted to Elm Street, the neighbors would like DG to help us out.  Stop signs have
finally been put up on all corners but that doesn’t even slow down the speed of the drivers. We’re getting tired of picking
up dead bodies and taking our lives into our hands just to cross the street.    It’s very dangerous. I am hearing impaired
and have been close to being hit by a speeding cars several times. Speed limit signs and the electric signs telling you
your speed are of little use. It’s not only traffic coming from Ogden; it’s also traffic coming from 39th Street.

Speed bumps would greatly help the residents of Elm and Washington. Supposedly Downers Grove doesn’t believe in
them but since DG is continually rezoning for contractors and businesses, it would be nice if DG would rezone for those of
us who live there.  If it’s not possible, please let us know of a plan or alternative plan to help us residents before the
business opens.  Seriously, something has to be done to protect us homeowners. There are about 12 children living in the
4200 block of Elm.  Public safety should be a priority vs. allowing Elm to be a drag strip at times.

9/16/24, 4:30 PM The Village of Downers Grove Mail - Fwd: Rezoning for Andy's - Washington and Ogden
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 Also, I talked to the prospective buyers and they assured me the vacant lot would stay a green space. Will that be in the
contract/zone ordinance or will they eventually be able to sell it or build commercial property, which none of us living
nearby would want.  Also, the present owner never plows the alley.  I thought the alley would e Downers Grove’s
responsibility but you can’t walk let alone drive down there when there is any amount of snow. 

Melodee Miller
 Elm Street

Downers Grove
@yahoo.com

9/16/24, 4:30 PM The Village of Downers Grove Mail - Fwd: Rezoning for Andy's - Washington and Ogden
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ESTIMATED STREET TREE LOCATION- BY OTHERS 5

EXISTING TREE TO REMAIN 4

TURF 15,649 sf
SEED OR SOD, TBD BY OWNER

LANDSCAPE LEGEND

CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

CONIFEROUS TREES
TB 22 Thuja occidentalis 'Brabant' Brabant Arborvitae 6` Ht. B&B

DECIDUOUS TREES
AA 4 Acer x freemanii 'Jeffersred' Autumn Blaze® Freeman Maple 2.5" Cal. B&B
GI 3 Gleditsia triacanthos inermis Thornless Honey Locust 2.5" Cal. B&B

DECIDUOUS SHRUBS
AB 15 Aronia melanocarpa 'UCONNAM166' Low Scape Hedger® Black Chokeberry 24" Pot
CI 12 Cornus sericea 'Isanti' Isanti Red Twig Dogwood 24" Pot
PX 5 Diervilla x 'G2X885411' Kodiak® Red Diervilla 24" Pot
HJ 10 Hydrangea paniculata 'Jane' Little Lime® Panicle Hydrangea 24" Pot
RL 6 Rosa rugosa 'Purple Pavement' Purple Pavement Rose 24" Pot
RI 11 Rosa x 'Meijocos' Pink Drift® Groundcover Rose 5 gal. Pot
SB 20 Syringa x 'SMSJBP7' Bloomerang® Dark Purple Lilac 24" Pot

EVERGREEN SHRUBS
JP 14 Juniperus chinensis 'Kallays Compact' Kallay Compact Pfitzer Juniper 5 gal. Pot
RK 6 Rhododendron x 'Karens' Karens Azalea 24" Pot

ORNAMENTAL GRASSES
PB 9 Pennisetum alopecuroides 'Little Bunny' Little Bunny Fountain Grass 1 gal. Pot
SH 14 Sporobolus heterolepis Prairie Dropseed 1 gal. Pot

PERENNIALS
HO 8 Hemerocallis x 'Stella de Oro' Stella de Oro Daylily 1 gal. Pot
NC 15 Nepeta x 'Cat's Pajamas' Cat's Pajamas Catmint 1 gal. Pot

PLANT SCHEDULE
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Tree to be Removed

Protective Fencing for Tree to be Preserved

Root Pruning
Existing tree roots greater than one (1) inch in diameter, measured at the edge of excavation, shall
be pruned within 24 hours of the time they have been damaged by construction activity. The
severed root shall be pruned at the edge of excavation, or one (1) inch beyond the entire damaged
portion of the tree root, if damaged root extends beyond the edge of excavation into undisturbed
soil.

All cuts shall be cleanly made with sharp tools.

The excavated area around the existing tree roots shall be backfilled as soon as construction
activities permit.

Amended existing soil shall be used as backfill material within the disturbed root zone areas not
receiving drainage or subbase stone items. Amended existing soil shall be amended with peat or
compost in the ratio of one part organic to seven parts existing soil.

TREE PROTECTION PLAN
N.T.S.

8'-0"

6' Rad.Min.

Barrier fence to be constructed outside
of critical root zone measured radially
from the trunk at a factor of one (1) foot
of radius for every one (1) inch of DBH;
or 6' minimum from tree trunk
(whichever dimension is larger).

Orange safety/ barrier fence with
rectangular openings, 4' ht., spacing
6' maximum between posts.

Existing trees to be preserved

Tree dripline

Critical root zone measured radially
from the trunk at a factor of one (1) foot
of radius for every one (1) inch of DBH;
or 6' min. from tree trunk (whichever
dimension is larger)
Orange safety/ barrier fence

Note:
Erect orange safety/ barrier fence prior
to any construction activity, as shown
on plan.  Do not store any equipment
or materials within the protected area.
Remove the barrier fence only after
construction operations are completed.

PLAN

ELEVATION

2
320190.33-01

Parkway Tree Notes
· A tree protection sign (available from

the Village at time of permit pick-up)
shall be placed on the fence
identifying the Tree Protection Area.

· No trenching or auguring may occur
prior to the completion of a water
service pre-tap inspection.

· The Public Works Department will
inspect the parkway trees as part of
the water service pre-tap inspection to
make certain that the installation of
the water service does not negatively
impact the trees.

· For parkway trees 18” in diameter or
larger, a Tree Risk Assessment
Qualified Report prepared by a
Certified Arborist reviewing utility
conflicts and other issues shall
submitted for review and approval
prior to the issuance of the Building
Permit.

· Keep all excavations outside the tree
protection fence.

ORD 2024-10477 Page 177 of 177


	tmpB76C.tmp
	PC 9.16.24 Agenda
	8-05-24 PC Draft Minutes
	24-PCE-0025 - Staff Report
	Village of Downers Grove
	Report for the Plan Commission
	September 16, 2024 Agenda
	Analysis


	24-PCE-0025 - Attachments
	24-PCE-0025_Location Map
	4_ ALTA Survey
	5_ Project Summary_Narrative Letter
	13_ Traffic Narrative
	SMART Local 265_site plan_revised
	SMART Local 265_exterior elevations_photos_revised
	10b_ Floor Plans
	6_ Review and Approval Criteria
	10d_ Zoning Analysis Table

	24-PLC-0026_Staff Report
	Village of Downers Grove
	Report for the Plan Commission
	September 16, 2024 Agenda
	Analysis


	24-PCE-0026_Attachments


	Text7: 
	Text6: 
	Text5: 
	Text4: 
	Text3: 
	Text2: 
	Text1: 
	Address of Project Site: 
	Text3#1: 
	Text2#1: 
	Text1#1: 
	Address of Project Site#1: 814-818 Ogden Ave.


