
VILLAGE OF DOWNERS GROVE
Report for the Village 

SUBJECT: SUBMITTED BY:

1108-1118 Curtiss Street - Lot Reconfiguration with a Variation, 
Zoning Map Amendment
5112-5120 Forest Avenue - Special Use, Zoning Map Amendment, 
and Planned Unit Development

Stan Popovich, AICP
Director of Community Development

SYNOPSIS

The petitioner is requesting approval of the following entitlements to construct a three-story mixed-use 
development consisting of six (6) residential units, retail and office units:

• Lot Reconfiguration with a Variance for 1108-1118 Curtiss Street.  If approved, the eastern portion of 
the lot reconfiguration will become part of the mixed-use development.

• Zoning Map Amendment from DT to DC for the eastern portion of the reconfigured 1108-1118 Curtiss 
Street property.

• Final Planned Unit Development for the mixed-use building development.
• Zoning Map Amendment from DC to DC/PUD for the mixed-use building development.
• Special Use for Apartments in the DC zoning district.

STRATEGIC PLAN ALIGNMENT

The goals for 2025-2027 Strategic Plan include Steward of Financial, Environmental and Neighborhood 
Sustainability, Exceptional Municipal Services, Top Quality Infrastructure, Strong, Diverse Local Economy, 
and A Safe and Welcoming Community.

FISCAL IMPACT

N/A

RECOMMENDATION

Approval on the March 10, 2025 active agenda per the Planning and Zoning Commission’s 6:2 positive 
recommendation.  The PZC found that the proposal is compatible with the Comprehensive Plan, meets the 
standards for a Lot Reconfiguration, Special Use, Zoning Map Amendment, Planned Unit Development, and 
Variation found respectively in Section 28.12.050, Section 28.12.030, Section 28.12.040 and Section 
28.12.090. The dissenting Planning and Zoning Commission (PZC) members felt that the proposed 
development was too dense and that parking was insufficient, and that this development would be detrimental 
to the surrounding businesses and residences.  
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BACKGROUND

Property Information and Zoning Request
The petitioner is requesting various entitlements to construct a mixed-use 6-unit apartment and commercial 
building at 5112-5120 Forest Avenue.  The petition includes multiple properties:  5112-5120 Forest Avenue, 
zoned DC, Downtown Core and 1108-1118 Curtiss Street, zoned DT, Downtown Transition.  The 5112-5120 
Forest Avenue properties were previously occupied by commercial tenants. The 1108-1118 Curtiss Street 
property is an occupied multi-family building.  

The petitioner is proposing to construct a three-story, mixed-use development consisting of six (6) residential 
units, retail and office units.  The building’s first floor will feature a residential lobby, restaurant and retail 
spaces and a parking garage.  The second floor will be dedicated to office tenant spaces. The third floor will 
house the six apartments, five (5) two-bedroom units and one (1) three-bedroom unit, the majority of which 
feature balconies.  

A total of seventeen (17) parking spaces are provided inside a two level partially underground parking garage 
accessed via Gilbert Avenue. The development will provide eight (8) required residential parking spaces, in 
addition to nine (9) spaces for office employees. Parking is only required for the residential component of this 
development.  Garbage collection for the apartments and restaurant and retail uses will occur on Gilbert 
Avenue.  The proposed development will include a permanently designated 40-foot-wide loading zone along 
Forest Avenue to be used for deliveries, moving, ride share, and loading. The proposed development will 
provide two (2) on-street parking spaces on Forest Avenue.  

Compliance with the Comprehensive Plan
The Guiding DG Comprehensive Plan’s Future Land Use Map designates the subject property as Downtown. 
Downtown Downers Grove is characterized by a mix of commercial service, commercial retail, office, 
entertainment, civic, multi-family residential, institutional and related public facilities in a pedestrian oriented 
atmosphere. The type and location of land uses within Downtown and in mixed-use areas maintain a 
pedestrian orientation.  The proposed development meets the recommendations of the Comprehensive Plan 
as summarized in the PZC staff report.

Compliance with the Zoning Ordinance 
The proposed development includes various entitlement requests, including a variation request for the lot area 
per dwelling unit at 1108-1118 Curtiss Street.  The existing lot area per dwelling unit non-conformity at this 
location will increase due to the proposed lot reconfiguration.  A variance is required to permit this increase.   
Staff and the Planning and Zoning Commission are supportive of the variation request noting that the existing 
lots are irregularly shaped with inconsistent lot depths, lot widths and an angled shared property line.  The 
angled shared property line results in the southern Forest Avenue lot being triangular in nature, which is not 
consistent with lots throughout the community.  If the variation is granted, a more meaningful redevelopment 
can be constructed in the downtown.  With the lot reconfiguration and the related variance, the proposed 
project will offer a mixed-use project that can provide better architectural detailing, streetwalls, storefronts, 
and gathering areas, as recommended in the Comprehensive Plan.

Compliance with the applicable bulk and parking requirements of the Zoning Ordinance are highlighted in 
Tables 2 and 3 of the PZC staff report.

Compliance with the Downtown Design Guidelines
The Downtown Design Guidelines provide guidance for building and site design which will assist in creating 
a vibrant downtown. The guidelines are divided into seven separate sections: site design, building design, 
building base, building middle, building top, utility considerations, and parking facilities. Each section 
describes elements which support good design and provides visual references which identify both encouraged 
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and discouraged elements.  The proposed development meets the guidelines as demonstrated in Table 5 of the 
PZC staff report.

Compliance with the Subdivision Ordinance
The Subdivision Ordinance requires that developments requesting Special Use approval for multi-family 
developments provide park and school donations to offset the impact of new residential units.  The proposed 
development will include six (6) apartments (one three-bedroom unit and five two-bedroom units).  Based 
upon the number of units and the number of bedrooms, the total donation is $52,261.42 ($37,837.47 to the 
Park District, $10,465.83 to Elementary School District 58, and $3,958.12 to High School District 99). 
Payment of these donations must be made to the Village prior to the issuance of any site development or 
building permits.

Traffic and Parking
A traffic impact study for the proposed development was completed by the applicant. The study found that 
the additional traffic generated from the development can be accommodated by the street network and at the 
nearby intersections.    

With regards to the parking garage, the development will provide a total of seventeen (17) parking spaces 
inside a two level partially underground parking garage accessed via Gilbert Avenue. The development will 
provide eight (8) required residential parking spaces, in addition to nine (9) spaces for office employees. The 
proposed development meets the required 1.4 spaces per residential unit.  The subject property is strategically 
located next to several public parking lots and on-street parking spaces that can temporarily accommodate 
guests.  The Village contains an established parking lot system where overnight guests, office tenants, 
retail/restaurant staff and patrons can park their vehicles in designated spaces for a nominal fee.  There is 
capacity to accommodate future guests, tenants, and patrons generated by this proposed project.

Public Comment
The petitioner held a neighborhood meeting in accordance with Village requirements.  A summary of this 
meeting can be found in the PZC staff report.  Prior to the PZC meeting staff received one inquiry that was 
general in nature. During the PZC meeting, five members of the public provided input.  Comments included 
the need for Class A office space and a request to expedite the demolition to promote safety due to the 
conditions of the existing buildings.  Concerns expressed during the PZC meeting are shown below:

Public Concern Response

• Concern over the number of 
parking spaces, congestion and 
traffic control

• Eight (8) parking spaces are required while seventeen (17) are 
provided.

• The traffic study did not recommend any changes to the adjacent 
road network.

• Lack of parking at library and 
nearby area

• There are several public parking lots in close proximity to this 
proposed development.

• Parking enforcement regularly patrols the library parking lot to 
ensure no unauthorized vehicles are using the lot.

• Restaurant hours of operation 
restrictions

• There are no restaurant hours of operation restrictions for restaurants 
in the Village. 

ATTACHMENTS

Aerial Map
Ordinances
Staff Report with attachments dated February 2, 2026
Draft Minutes of the Planning and Zoning Commission hearing dated February 2, 2026
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ORDINANCE NO. ________

AN ORDINANCE AMENDING THE ZONING
ORDINANCE OF THE VILLAGE OF DOWNERS GROVE, ILLINOIS
TO DESIGNATE THE PROPERTY AT 5112-5120 FOREST AVENUE 

AND A PORTION OF 1108-1114 CURTISS STREET
AS PLANNED UNIT DEVELOPMENT #74 

WHEREAS, the owner(s) of the property located on the west side of Forest Avenue between 
Gilbert Avenue and Curtiss Street, commonly known as 5112-5120 Forest Avenue, Downers Grove, 
Illinois (PINs 09-08-301-008; -009; -030; -031) and (a portion of) 1108-1114 Curtiss Street, Downers 
Grove, Illinois, (PINs 09-08-301-015 (hereinafter referred to as the "Property" and legally described 
below) have requested that such real estate be designated as a Planned Unit Development to be known as 
"Forest Pointe Planned Unit Development #74" pursuant to the provisions of the Zoning Ordinance of the 
Village of Downers Grove, as set forth in Chapter 28 of the Downers Grove Municipal Code (hereinafter 
referred to as the "Zoning Ordinance"); and

WHEREAS, the owner(s) have also filed a written petition with the Village conforming to the 
requirements of the Zoning Ordinance and requesting approval of the Forest Pointe Planned Unit 
Development #74 as provided under the Zoning Ordinance; and,

WHEREAS, the Property is zoned "DC, Downtown Core" pursuant to the Downers Grove 
Zoning Ordinance; and,

WHEREAS, the Planning and Zoning Commission of the Village of Downers Grove has given 
the required public notice and has conducted a public hearing on February 2, 2026, for the construction of 
a mixed-use, 6-unit apartment and commercial building for the Forest Pointe Planned Unit Development 
#74 on the Property in accordance with the statutes of the State of Illinois and the ordinances of the 
Village of Downers Grove and has reported its findings and recommendations to the Village Council of 
the Village of Downers Grove pursuant to the provisions of the Zoning Ordinance; and,

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

SECTION 1.  That the provisions of the preamble are incorporated into this ordinance.

SECTION 2. The documents collectively referred to as "Forest Pointe Planned Unit Development 
plans", are incorporated herein by reference as a part of this ordinance.

SECTION 3. That the Village Council hereby finds as follows:

(1)  That the Forest Pointe Planned Unit Development #74 meets the requirements of the Zoning Ordinance 
as follows:

a. the zoning map amendment review and approval criteria of Sec. 28.12.030.I;

b. the proposed PUD plan and map amendment are consistent with the comprehensive plan 
and any other adopted plans for the subject area;

c. the PUD development plan complies with the PUD overlay district provisions of Sec. 
28.4.030;

ORD 2026-11147 Page 5 of 172



d. the proposed development will result in public benefits that are greater than or at least 
equal to those that would have resulted from development under conventional zoning 
regulations; and

e. the appropriate terms and conditions have been imposed on the approval to protect the 
interests of surrounding property owners and residents, existing and future residents of 
the PUD and the general public.

(2) That the proposed development conforms with the requirements of the Zoning Ordinance.  

SECTION 4.  The Zoning Ordinance is hereby amended by adding to the Zoning Map the 
boundaries of the following described real estate and by designating said real estate as a Planned Unit 
Development under the title and style "Forest Pointe Planned Unit Development #74” to be stated on the 
face of said map within the boundaries of the real estate hereinafter described, to wit:

ADDRESS: 5112 FOREST AVENUE, DOWNERS GROVE, IL 60515
PERMANENT INDEX NUMBER: 09-08-301-008:

THAT PART OF LOT 57 IN ASSESSOR'S SUBDIVISION OF SECTION 8, TOWNSHIP 38 NORTH, 
RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED BY COMMENCING AT 
THE QUARTER SECTION CORNER BETWEEN 7 AND 8 IN SAID TOWNSHIP, AND RUNNING 
THENCE SOUTH ON SECTION LINE 30 FEET; THENCE EAST PARALLEL WITH QUARTER 
SECTION LINE AND IN THE SOUTH LINE OF GILBERT AVENUE 425.72 FEET FOR A PLACE 
OF BEGINNING; THENCE SOUTH 8 DEGREES 15 MINUTES WEST 24.6 FEET TO AN IRON 
STAKE; THENCE SOUTH 84 DEGREES 20 MINUTES EAST 128.85 FEET TO AN IRON STAKE 
ON THE WEST LINE OF FOREST AVENUE; THENCE NORTH 9 DEGREES 30 MINUTES EAST 
ALONG THE WEST LINE OF FOREST AVENUE 37.8 FEET TO AN IRON STAKE IN THE SOUTH 
LINE OF GILBERT AVENUE; THENCE WEST ALONG THE SOUTH LINE OF GILBERT AVENUE 
130 FEET TO THE PLACE OF BEGINNING, ALL IN DUPAGE COUNTY, ILLINOIS.

ADDRESS: 5114 FOREST AVENUE, DOWNERS GROVE, IL 60515
PERMANENT INDEX NUMBER: 09-08-301-009: 

PART OF LOT 57 OF THE ASSESSOR'S SUBDIVISION OF PART OF SECTION 8, TOWNSHIP 38 
NORTH, RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED BY 
COMMENCING AT A POINT IN THE SOUTH LINE OF GILBERT AVENUE, 425.72 FEET EAST 
OF THE WEST LINE OF SECTION 8; THENCE SOUTH 8 DEGREES, 15 MINUTES WEST 24.6 
FEET; THENCE SOUTH 84 DEGREES 20 MINUTES EAST, 28.85 FEET FOR A PLACE OF 
BEGINNING; THENCE EAST ON THE SAME COURSE, 100 FEET TO THE WEST LINE OF 
FOREST AVENUE TO AN IRON STAKE; THENCE SOUTH 9 DEGREES 30 MINUTES WEST 
ALONG THE WEST LINE OF FOREST AVENUE, 35.9 FEET; THENCE NORTH 84 DEGREES 
WEST 100 FEET; THENCE NORTHERLY 34.58 FEET, MORE OR LESS, TO THE PLACE OF 
BEGINNING, IN DUPAGE COUNTY, ILLINOIS.

ADDRESS: 5116 FOREST AVENUE, DOWNERS GROVE, IL 60515
PERMANENT INDEX NUMBER: 09-08-301-030:

A STRIP OF LAND (EXCEPT THE SOUTH 2 FEET) 50 FEET IN WIDTH OFF FROM THE ENTIRE 
NORTH END OF THE FOLLOWING DESCRIBED PIECE OF LAND, TO WITH: BEING A PART 
OF LOT 57 OF THE ASSESSOR'S SUBDIVISION OF SECTION 8, TOWNSHIP 38 NORTH, RANGE 
11, EAST OF THE THIRD PRINCIPAL MERIDIAN, COMMENCING, FOR THE PURPOSE OF A 
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BOUNDARY, AT THE QUARTER SECTION BETWEEN SECTIONS 7 AND 8, TOWNSHIP AND 
RANGE AFORESAID, AND RUNNING THENCE SOUTH ALONG SECTION LINE, 30 FEET; 
THENCE EAST PARALLEL WITH QUARTER SECTION LINE AND IN THE SOUTH LINE OF 
GILBERT AVENUE, 555.72 FEET TO THE INTERSECTION OF THE WEST LINE OF FOOTE 
STREET; THENCE SOUTH ALONG THE WEST LINE OF FOOTE STREET, 73.7 FEET TO STAKE 
FOR A PLACE OF BEGINNING; THENCE NORTH 84 DEGREES WEST, 100 FEET; THENCE 
SOUTH PARALLEL WITH THE WEST LINE OF SAID FOOTE STREET, 28 FEET, MORE OR LESS 
TO THE CENTER OF CREEK; THENCE SOUTHEASTERLY ALONG THE CHANNEL OF CREEK 
TO THE INTERSECTION OF THE WEST LINE OF SAID FOOTE STREET; THENCE NORTH 9 
DEGREES 30 MINUTES EAST ALONG THE WEST LINE OF SAID FOOTE STREET 131.56 FEET 
TO THE PLACE OF BEGINNING, IN DUPAGE COUNTY, ILLINOIS.

ADDRESS: 5120 FOREST AVENUE, DOWNERS GROVE, IL 60515
PERMANENT INDEX NUMBER: 09-08-301-031:

PARCEL 1: PART OF LOT 57 OF ASSESSOR'S SUBDIVISION OF SECTION 8, TOWNSHIP 38 
NORTH, RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN, COMMENCING ON THE 
WEST LINE OF FOOTE STREET,(NOW FOREST AVENUE) 123.7 FEET SOUTH OF GILBERT 
AVENUE, THENCE NORTH 84 DEGREES WEST 100 FEET MORE OR LESS TO THE CENTER OF 
CREEK; THENCE SOUTHEASTERLY ALONG THE CHANNEL OF CREEK TO THE 
INTERSECTION OF THE WEST LINE OF FOOTE STREET (NOW FOREST AVENUE); THENCE 
NORTH 9 DEGREES 30 MINUTES EAST ALONG THE WEST LINE OF FOOTE STREET (NOW 
FOREST AVENUE) 81.56 FEET TO THE PLACE OF BEGINNING, IN DUPAGE COUNTY, 
ILLINOIS.

PARCEL 2: THE SOUTH 2 FEET OF A STRIP OF LAND 50 FEET IN WIDTH OFF FROM THE 
ENTIRE  NORTH END OF THE FOLLOWING DESCRIBED PIECE OF LAND, TO-WIT: BEING A 
PART OF LOT 57 OF THE ASSESSOR'S SUBDIVISION OF SECTION 8, TOWNSHIP 38 NORTH, 
RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN, COMMENCING FOR THE PURPOSES 
OF A BOUNDARY AT THE QUARTER SECTION CORNER BETWEEN SECTIONS 7 AND 8 IN 
TOWNSHIP AND RANGE AFORESAID, AND RUNNING THENCE SOUTH ALONG SECTION 
LINE 30 FEET; THENCE EAST PARALLEL WITH QUARTER SECTION LINE AND IN THE 
SOUTH LINE OF GILBERT AVENUE 555.72 FEET TO THE INTERSECTION OF THE WEST LINE 
OF FOOTE STREET; THENCE SOUTH ALONG THE WEST LINE OF FOOTE STREET 73.7 FEET 
TO STAKE FOR A PLACE OF BEGINNING; THENCE NORTH 84 DEGREES WEST 100 FEET; 
THENCE SOUTH PARALLEL WITH THE WEST LINE OF SAID FOOT STREET 28 FEET MORE 
OR LESS, TO THE CENTER OF CREEK; THENCE SOUTHEASTERLY ALONG THE CHANNEL 
OF CREEK TO THE INTERSECTION OF THE WEST LINE OF SAID STREET; THENCE NORTH 9 
DEGREES 30 MINUTES EAST ALONG THE WEST LINE OF SAID FOOTE STREET 131.56 FEET 
TO THE PLACE OF BEGINNING, IN DUPAGE COUNTY, ILLINOIS.

(A PORTION OF) 1108-1114 CURTISS STREET
PERMANENT INDEX NUMBER: 09-08-301-015:

PART OF LOT 57 OF ASSESSOR'S SUBDIVISION OF SECTION 8, TOWNSHIP 38 NORTH, 
RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN, BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE NORTHERLY RIGHT OF WAY LINE OF 
CURTISS STREET WITH THE WESTERLY RIGHT OF WAY LINE FOREST AVENUE; THENCE 
SOUTH 76 DEGREES 18 MINUTES 34 SECONDS WEST ALONG SAID NORTHERLY RIGHT OF 
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WAY LINE, 30.00 FEET; THENCE NORTH 13 DEGREES 41 MINUTES 26 SECONDS WEST, 92.66 
FEET TO THE CENTER OF THE CREEK; THENCE SOUTH 43 DEGREES 10 MINUTES 28 
SECONDS EAST ALONG SAID CENTERLINE, 24.12 FEET; THENCE SOUTH 27 DEGREES 53 
MINUTES 14 SECONDS EAST ALONG SAID CENTERLINE, 73.92 FEET TO THE POINT OF 
BEGINNING, IN DUPAGE COUNTY, ILLINOIS.

Commonly known as:  
5112-5120 Curtiss Street & (a portion of ) 1108-1114 Forest Avenue, Downers Grove, IL  60515
PINs:  09-08-301-008, -009, -030 & -031 and (a portion of) 09-08-301-015

 
SECTION 5.  The Forest Pointe Planned Unit Development #74 is hereby approved to permit a 

Planned Unit Development authorizing the construction of a mixed use, 6-unit apartment and commercial 
building, subject to the conditions and restrictions contained therein, and subject to the following:

1. The Special Use, Zoning Map Amendments, Planned Unit Development, and Variation 
shall substantially conform to the staff report dated February 3, 2026, renderings, 
architecture plans prepared by WJDi Studio date January 23, 2026, engineering plans 
prepared by Advantage Consulting Engineers dated January 18, 2026, landscape plans 
prepared by Gary R. Weber Associates, Inc. dated January 1518, 2026 and traffic plans 
prepared by Fish Transportation Group dated January 22, 2026 except as such plans may 
be modified to conform to the Village codes and ordinances.

2. Prior to issuing any site development or building permits, the petitioner shall make park 
and school donations in the amount of $52,261.42 ($37,837.47 to the Park District, 
$10,465.83 to Elementary School District 58, and $3,958.12 to High School District 99).

3. Prior to building permit issuance, the following items are required to be submitted to the 
Village:

a. A recorded lot reconfiguration;

b. A recorded plat of lot consolidation;

c. A recorded stormwater easement on the 1108-1114 Curtiss Street property to permit 
the installation of stormwater infrastructure elements;

d. A recorded temporary construction easement on the 1108-1114 Curtiss Street 
property to permit construction activities on this property in association with the 
construction of the development at 5112-5120 Forest Avenue;

e. A recorded encroachment license to permit an awning located above the trash room 
to encroach into the Gilbert Avenue right-of-way. 

4. The proposed seatwall shall be updated during the building permit review to ensure it is 
in accordance with Guiding DG Streetscapes Plan, as determined by the Director of 
Community Development.
 

SECTION 6.  That all ordinances or resolutions, or parts thereof, in conflict with the provisions of 

this ordinance be and are hereby repealed.  
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SECTION 7.  That this ordinance shall be in full force and effect from and after its passage and 
publication in the manner provided by law.

______________________________
Mayor

Passed:
Published:
Attest:   ____________________________

Village Clerk  1\mw\ord.26\PUD#74-Estab-Forest Pointe-25-PZC-0022
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VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLANNING AND ZONING COMMISSION 

FEBRUARY 2ND, 2026 AGENDA 
 

 
SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

25-PZC-0022 
5112-5120 Forest Avenue 
1108-1118 Curtiss Street  

Lot Reconfiguration with a 
Variance, Special Use, Zoning 
Map Amendments, Planned Unit 
Development,  

Flora León, AICP 
Senior Planner 

 
REQUEST 
The petitioner is requesting approval of a Lot Reconfiguration with a Variance, a Planned Unit Development, two 
Zoning Map Amendments and a Special Use to construct a mixed-use 6-unit apartment and commercial building.  
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 
  

PETITIONERS:  Brownstone Homes, LTD 
  4712 Pershing Avenue 
  Downers Grove, IL 60515 
 
OWNERS:  Brownstone Homes, LTD 
  4712 Pershing Avenue 
  Downers Grove, IL 60515 
 
  1024 Division Commons LLC 
  100 South Hamlin Avenue 
  Park Ridge, IL 60068 
 

PROPERTY INFORMATION 
 

EXISTING ZONING: DT, Downtown Transition and DC, Downtown Core 
EXISTING LAND USE: Multi-Family and Commercial 
PROPERTY SIZE: 1.31 (56,873 square feet) 
PINS:   09-08-301-008, -009, -014, -015 -030, and -031 

 
SURROUNDING ZONING AND LAND USES 

  ZONING    FUTURE LAND USE 
NORTH: DB, Downtown Business  Downtown  
SOUTH: DT/DC, Downtown Transition/  Downtown 
 Downtown Core    
EAST: DC/DB, Downtown Core/  Downtown 
 Downtown Business 
WEST: DT/PD #35, Downtown Transition/ Downtown  
 Planned Unit Development #35  
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25-PZC-0022, 5112-5120 Forest Avenue and 1108-1118 Curtis Street                             Page 2 
February 2, 2026 

 

  

 
ANALYSIS 

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

1. Application/Petition for Public Hearing 
2. Project Narrative 
3. Approval Criteria 
4. Location Map 
5. Plats of Survey 
6. Engineering Plans 
7. Architectural Drawings 
8. Landscape Plans 
9. Renderings 
10. Building Material Samples 
11. Neighborhood Meeting Summaries 
12. Traffic Impact Study 

 
PROJECT DESCRIPTION 
The petitioner is requesting various entitlements to construct a mixed-use 6-unit apartment and 
commercial building at 5112-5120 Forest Avenue.  The petition includes multiple properties:  5112-5120 
Forest Avenue, zoned DC, Downtown Core and 1108-1118 Curtiss Street, zoned DT, Downtown 
Transition.  The 5112-5120 Forest Avenue properties were previously occupied by commercial tenants. 
The 1108-1118 Curtiss Street property is an occupied multi-family building.   
 
The applicant is seeking approval of the following requests: 
 

• Lot Reconfiguration with a Variance for 1108-1118 Curtiss Street.  If approved, the eastern 
portion of the lot reconfiguration will become part of the mixed-use development. 

• Zoning Map Amendment from DT to DC for the eastern portion of the reconfigured 1108-1118 
Curtiss Street property. 

• Final Planned Unit Development for the mixed-use building development. 
• Zoning Map Amendment from DC to DC/PUD for the mixed-use building development. 
• Special Use for Apartments in the DC zoning district. 

 
The petitioner is proposing to construct a three-story, mixed-use development consisting of six (6) 
residential units, retail and office units.  The building’s first floor will feature a residential lobby, one (1) 
restaurant space, two (2) retail spaces, garage parking accessed from Gilbert Avenue, and separate trash 
rooms for both the restaurant and building garbage. The second floor will be dedicated to ten (10) office 
tenant spaces. Finally, the third floor will house the six apartments, five (5) two-bedroom units and one 
(1) three-bedroom unit, the majority of which feature balconies. 
 
The proposed building will have a strong masonry base, in addition to warm brick on all four sides of the 
building, with cast stone and metal panels used as accent material throughout the building and cornice 
lines.  The lower levels of the building feature extensive use of storefront windows along Gilbert Avenue, 
Forest Avenue, and Curtiss Street to create an open and inviting pedestrian experience.  Visual interest is 
emphasized with building recesses and balconies across the building facades.  The primary building entry 
faces directly onto Forest Avenue and is emphasized through the use of cast stone from the first-floor 
entry up to the building cornice. This entry is capped by an awning that is framed within the broader 
massing articulation, creating a distinct and inviting entry to the building.  Secondary entries are located 
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25-PZC-0022, 5112-5120 Forest Avenue and 1108-1118 Curtis Street                             Page 3 
February 2, 2026 

 

  

at the northeast and southern facades. The cast stone is partially used in a columnar manner with 
additional herringbone bond (decorative brick work) in between. The building top is designed to articulate 
the massing and complement the overall design of the building.    
 
A total of seventeen (17) parking spaces are provided inside a two level partially underground parking 
garage accessed via Gilbert Avenue. The development will provide eight (8) residential parking spaces, in 
addition to nine (9) spaces for office employees. Parking is only required for the residential component of 
this development.  The combined parking will include standard, handicap, and EV ready stalls.  Garbage 
collection for the apartments and restaurant and retail uses will occur on Gilbert Avenue.  The proposed 
development will include a permanently designated 40-foot-wide loading zone along Forest Avenue to be 
used for deliveries, moving, ride share, and loading. The proposed development will provide two (2) on-
street parking spaces on Forest Avenue.  Lastly, pedestrian access for the apartments is located along the 
eastern and northwestern façades of the building.  
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The Guiding DG Comprehensive Plan’s Future Land Use Map designates the subject property as 
Downtown. Downtown Downers Grove is characterized by a mix of commercial service, commercial 
retail, office, entertainment, civic, multi-family residential, institutional and related public facilities in a 
pedestrian oriented atmosphere. The type and location of land uses within Downtown and in mixed-use 
areas maintain a pedestrian orientation.  The goals associated with each chapter are:   
 
Focus Area Plan – Continued Investment in Downtown 

• Continue efforts to attract local businesses to Downtown to expand and diversify retail, 
entertainment, and dining options. 

• Implement the Guiding DG Streetscapes Plan to further enhance the downtown experience, boost 
visitor engagement and drive spending at nearby restaurants, and businesses. 

• Encourage the redevelopment of underutilized buildings and lots into mixed-use developments, 
which can expand the user base and foster a strong sense of place in Downtown. 

• Future multi-family development should be located near significant activity centers and along 
major roadways as well as a component of mixed-use development within Downtown. 

• Infill development and redevelopment should be pedestrian-oriented in order to complement the 
historic building pattern of the Downtown. 

• The success of downtown can be attributed to the coordination and combination of these key 
features: architectural detailing, a mix of land uses, pedestrian-oriented design, appropriate 
building heights, streetwalls and storefronts, a compact street grid, and public spaces and 
gathering areas. Future development or redevelopment should take into consideration these 
elements. 

• Continue to apply and implement the Downtown Design Guidelines. 
 
Land Use and Development: 

• Encourage multiple transportation options including walking, bicycling, vehicles, and public 
transit (trains, buses, on-demand, and similar). 

• Facilitate redevelopment opportunities to meet housing and economic development needs. 
• Facilitate the creation and enhancement of mixed-use areas that include housing, offices, 

commercial and retail space, and other community amenities. 
• Encourage infill development to efficiently use vacant or underutilized land for both residential 

and commercial uses. 
• Downtown should continue to contain a mix of land uses that reinforce its unique character. 
• Office uses should be strategically located near transit and along commercial corridors to support 

economic growth, with opportunities for mixed-use integration, including multifamily housing 
and small-scale commercial services 

• Mixed-use developments should be targeted in Downtown.  
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Housing and Neighborhoods: 

• Promote residential development and redevelopment of a variety of housing and dwelling unit 
types and densities in accordance with the Future Land Use Plan. 

• Encourage residential new construction, additions, and renovations complement the established 
character and scale of the Village’s established neighborhoods. 

• Encourage projects that integrate residential, retail, and dining options.  
• As infill occurs over time, residential development or redevelopment should align with the scale, 

setbacks, height, bulk, and orientation of surrounding homes to ensure compatibility. 
 
Economic Development 

• Continue to encourage high-density, transit-oriented development near the three Metra Stations. 
• Continue to identify and work with property owners of underutilized properties to reinvest and 

revitalize their properties. 
• Consider incorporating a mixture of shops, restaurants, entertainment and high-density residential 

uses. Mixed-use developments may also include a variety of residential housing types. 
 

The proposed mixed-use development will provide a transition from the downtown to the nearby 
residential areas.  The massing of the building in the street yard takes into account the adjacent 
developments.  The materials and modern design of the development continues the Village’s commitment 
to quality architecture.  
 
The proposed development is consistent with the intent of the Guiding DG Comprehensive Plan. 
 
COMPLIANCE WITH THE ZONING ORDINANCE 
The two properties include 5112-5120 Forest Avenue, zoned DC, Downtown Core and 1108-1118 Curtiss 
Street, zoned DT, Downtown Transition. The proposal includes a request for a Planned Unit 
Development, a Map Amendment from Downtown Core (DC) to Downtown Core/Planned Development 
(DC/PD) and a Special use to construct a mixed-use 6-unit apartment and commercial building. The 
request also involves the consideration of a Lot Reconfiguration with a Variance and a map amendment 
of the eastern portion of the lot from Downtown Transition (DT) to Downtown Core (DC).  The petitioner 
is proposing to shift the Curtiss Street and Forest Avenue lots’ shared interior lot line to the west. 
 
Currently, there is one non-conforming item associated with this petition: 

• The existing development at 1108-1118 Curtiss Street does not meet the minimum lot area per 
dwelling unit requirement for the DT, Downtown Transition zoning district. 

 
The proposed reconfiguration would result in:  

• The existing non-conforming lot area per dwelling unit 1,566.6 square feet at 1108-1118 Curtiss 
Street will increase as the lot area per dwelling unit will now be 1,485.35 square feet. The 
variance request is summarized in the table below: 

 
Table 1: Variance Request  

Lot Area per Dwelling Unit Requirement 

 Required Existing Proposed 

1108-1118 Curtis Street  1,800 SF/DU 1,566.6 SF/DU 1,485.35 SF/DU* 

*increased nonconformity 
 
Per Section 20.601(b) of the Zoning Ordinance, the Community Development Director may only 
administratively approve petitions for lot reconfiguration that will not increase the degree of 
nonconformity or create any new nonconformity. Therefore, a variance is required to enable the lot owner 
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to reconfigure the lots and increase the existing nonconformity for the 1108-1118 Curtiss Street lot area 
per dwelling unit. Staff is supportive of the variation request noting that the existing lots are irregularly 
shaped with inconsistent lot depths, lot widths and an angled shared property line.  The angled shared 
property line results in the southern Forest Avenue lot being triangular in nature, which is not consistent 
with lots throughout the community.  If the variation is granted, a more meaningful redevelopment can be 
constructed in the downtown.  With the lot reconfiguration and the related variance, the proposed project 
will offer a mixed-use project that can provide better architectural detailing, streetwalls, storefronts, and 
gathering areas, as recommended in the Comprehensive Plan. 
 
Per Section 28.5.010 of the Zoning Ordinance, apartments are allowed as a Special Use in the DC zoning 
district.  Compliance with the applicable bulk and parking requirements of the Zoning Ordinance are 
highlighted in the table below:   
 
Table 2: Zoning Requirements Bulk Regulations (Downtown Core) 

5112-5120 Forest Avenue Downtown Core 
Bulk Requirements Proposed 

Lot Area per Dwelling Unit 900 sq. ft. (min) 2,712.67 sq. ft. 
Street Setback – North property line 
Gilbert Avenue 0 feet 0.51 feet 

Street Setback – South property line 
Curtiss Street 0 feet 17.85 feet 

Street Setback – East property line 
Forest Avenue 0 feet 1.97 feet 

Side Setback – West property line 0 feet 3.0 feet 
Build-to Zone (BTZ)   
     Min/Max 0/5 feet 5 feet 
     Build-to Zone – East property line  
     Forest Avenue 80 percent 89 percent 

     Build-to Zone – North property line  
     Gilbert Avenue 30 percent 87 percent 

     Build-to Zone – South property line  
     Curtiss Street 30 percent 0 percent * 

     Corner Built-To Zone –  
     Gilbert Avenue/Forest Avenue 100 percent 60 percent * 

     Corner Built-To Zone –  
     Curtiss Street/Forest Avenue 100 percent 15 percent * 

Building Height 24 feet (min) / 40 feet (max) 40 feet 

Parking Spaces (1.4 per DU) 8 8 (residential parking) 
9 (office parking) 

* Indicates a deviation from the Zoning Ordinance Requirements  
 
 
Table 3: Zoning Requirements Bulk Regulations (Downtown Transition) 

1108-1118Curtiss Street Downtown Transition 
Bulk Requirements Proposed 

Lot Area per Dwelling Unit 1,800 sq. ft. (min) 1,485.35 sq. ft.* 
Street Setback – South property line 10 feet 12.41 feet (existing) 
Side Setback – East property line 5 feet 3.51 feet (existing) 
Side Setback – West property line 5 feet 10.28 feet (existing) 
Rear Setback – North property line 20 feet 19 feet (existing) 
Maximum Floor Area Ratio 2.5 0.83 
Building Height 0 feet (min) / 36 feet (max) 40 feet (existing) 
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Parking Spaces (2 per DU) 40 (1 per DU) 20 (existing) 
Lot Width 50 feet 188.87 feet 
Lot Depth 140 feet 166.71 (existing) 

* Indicates a variance from the Zoning Ordinance Requirements  
 
 
 
Table 4: Deviation Requests and Petitioner’s Rationale 

Improvement Relief Request Petitioner’s Rationale 

Build-to-Zone – Curtiss Street 

 

Minimum: 30% 

Proposed: 0% 
The proposed patio allows for a focus 
on street dining. 

Corner Build-To Zone –  
Curtiss Street/Forest Avenue 
 

Minimum: 100%  

Proposed: 15% 

The intent of the patio is to promote 
retail and restaurant activity in the 
area, along with promoting additional 
walking, shopping, eating and dining.   

Corner Build-To Zone –  
Gilbert Avenue/Forest Avenue 

Minimum: 100% 

Proposed: 60% 

At the southeast corner of the 
intersection of Gilbert & Forest, the 
building placement and the elevation 
of the finished floor of the building 
was established based on the ADA 
compliant grading. 

Transformer Location 
Minimum: 5’ 

Proposed: 1’ 

Strict enforcement of the setback 
would conflict with the required utility 
clearances and access needs, leaving 
no feasible alternative location that 
avoids negative impacts to building 
function, circulation, or public 
frontage.  

 
Signage 
Signage is not part of this petition, and any signage proposed for the development shall comply with the 
Zoning Ordinance requirements through a separate sign permit application.  
 
COMPLIANCE WITH DOWNTOWN DESIGN GUIDELINES  
The Downtown Design Guidelines provide guidance for building and site design, which will assist in 
creating a vibrant downtown.  The guidelines are divided into seven separate sections: site design, 
building design, building base, building middle, building top, utility considerations, and parking facilities. 
Each section describes elements which support good design and provides visual references which identify 
both encouraged and discouraged elements.  As recommended by the Downtown Design Guidelines, the 
proposed development incorporates the following features:  
 
Table 5: Downtown Design Guidelines Review  

Downtown Design 
Guideline Elements 

Summary of Compliance 

Site Design • The apparent mass and bulk of the building is reduced by structural 
articulation, windows or other architectural and functional elements, and by 
landscaping.  

• Pedestrian walkways are provided at all building entrances and each walkway 
connects to a sidewalk on Forest Avenue and a shared-use path on Gilbert 
Avenue. 

Building Design • The façade is visually appealing through articulation, detailing, openings and 
materials of each elevation. 
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Downtown Design 
Guideline Elements 

Summary of Compliance 

• Consistent building materials and detailing on all sides of the structure that 
are open to public view has been provided. 

• Windows line Gilbert Avenue, Forest Avenue, and Curtiss Street facades and 
the materials at this base level wrap around all four facades. 

• The Gilbert Avenue, Forest Avenue, and Curtiss Street facades each provide 
multiple planes which provide visually appealing façades.   

• The facade facing Forest Avenue stands out as a different expression with the 
incorporation of cast stone at both corners and along the center of the 
building.  

• The provision of balconies creates visual appeal and interest, and follow 
rhythmically up the vertical plane of the building.  

Building Base • The center and corner entries are designed as prominent features of the base 
through the use of cast stone in the center and herringbone bond (decorative 
brick work) at each corner entry.  

• The building’s base provides storefront windows, decorative lighting, 
landscaping, and front entry canopies to create a friendly pedestrian space.  

• Front entrances are covered to provide human scale to the building and draw 
the eye.  

• A combination of cylindrical wall sconces, recessed downlights, and wall 
pack light fixtures are placed around the building to add visual interest while 
highlighting building entrances and architectural details.  

Building Middle • Horizontal expressions are established in the second floor and third floors 
through the use of balconies, metal awnings, and cornice features.  

• The middle of the building includes windows in rhythm with the base level, 
reflect proportionate shapes and patterns and is visually appealing through 
detailing, openings and materials.  The middle of the proposed building meets 
these guidelines.  

• The use of brick allows the building to create a smooth transition to the single 
family and multi-family neighborhood directly south, west and north of the 
subject property. 

• The concrete bands above the windows help differentiate the buildings middle 
section while complimenting the concrete bands found at the top of the 
building.  

• The top floors are differentiated with balconies and metal awnings 
Building Top • The guidelines note the top of the building should be an expression of form as 

the building meets the sky and the roof should give distinction to the entire 
building.  The proposed cornices give distinction to the entire building.  

Utility Considerations • The design of maintenance, utility and service areas were integrated into the 
overall design of the building.  

• The guidelines note that with redevelopment, care shall be taken with 
screening and the location of utilities.  The proposed utility equipment will be 
screened with landscaping.   

Parking Facilities  • All proposed parking is interior. Bicycle parking is proposed on the exterior 
of the building along Forest Avenue.  

 
COMPLIANCE WITH THE SUBDIVISION AND DEVELOPMENT ORDINANCE 
The Subdivision Ordinance requires that developments requesting Special Use approval for multi-family 
developments provide park and school donations to offset the impact of new residential units.  The 
proposed development will include six (6) apartments (one three-bedroom unit and five two-bedroom 
units).  Based upon the number of units and the number of bedrooms, the total donation is $52,261.42 
($37,837.47 to the Park District, $10,465.83 to Elementary School District 58, and $3,958.12 to High 
School District 99). Payment of these donations must be made to the Village prior to the issuance of any 
site development or building permits. 
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ENGINEERING/PUBLIC IMPROVEMENTS 
The petitioner is proposing to improve the Forest Avenue right-of-way by providing: a 40-foot-wide 
loading zone, new curb and gutter, two on-street parking spaces, a new sidewalk, seatwalls, a bike rack, 
and restoration of the remaining parkway area. The two parking spaces will have a 3-hour time limit, until 
6:00PM and will help provide a buffer between the traffic and the pedestrians walking along Forest 
Avenue. The management company will coordinate resident move ins and outs to ensure the loading zone 
is available. Along Gilbert Avenue, the petitioner is proposing a 10-foot-wide shared-use path, in 
accordance with the Guiding DG Active Transportation Plan.  Finally, along Curtiss Street the petitioner 
is proposing a seatwall, as recommended by the Guiding DG Streetscape Plan. 
 
Based on the existing impervious area on the site and the proposed impervious area, the proposed 
development requires Post Construction Best Management Practices (PCBMPs). Detention will be 
provided via a stormwater vault located along the southern portion of the property. The stormwater vault 
includes a restrictor and storm sewer overflow pipe that will connect to the existing storm sewer on the 
west side of Forest Avenue. Both items will treat runoff onsite for regularly occurring events. A 
mechanical water quality unit will be provided between the detention vault and connection to the 
Village’s storm sewer on Forest Avenue.  The project area will be drained via roof drains into the system. 
The proposed development will comply with the Village’s Stormwater and Flood Plain Ordinance.   
 
A new water service and sanitary sewer service will be provided off of the main lines located within 
Gilbert Avenue and Forest Avenue respectively.  The Downers Grove Sanitary District conceptually 
approved the request for sanitary sewer service to this development. Gilbert Avenue will require re-
patching to Village standards. Along Forest Avenue the entire length and width of the road from the first 
pavement cut to the last pavement cut will be replaced.  
 
TRAFFIC AND PARKING 
A traffic impact study for the proposed development was completed by the applicant. The study examined 
the anticipated traffic increases along the street network; the relationship of the access drive in 
relationship to Gilbert Avenue and Forest Avenue; and two intersections: Forest Avenue with Gilbert 
Avenue and Forest Avenue with Curtiss Street. During the weekday morning and evening peak hour 
traffic these intersections were found to currently operate at a Level of Service (LOS) C or better. On 
Saturdays during midday peak hour the eastbound approach of Gilbert Avenue and Forest Avenue was 
found to currently operate at Level of Service (LOS) D.  
 
The study examined future conditions in 2032 and took into account projected growth throughout the 
area. Based on the proposed improvements, the study found that the additional traffic generated from the 
development can be accommodated by the street network and at the nearby intersections. The overall 
intersections, and most approaches of the Forest Avenue intersection with Gilbert Avenue and Curtiss 
Street are projected to continue operating acceptably at Level of Service (LOS) C or better during each 
peak hour. The exception is the eastbound approach of Gilbert Avenue and Forest Avenue on Saturday 
midday peak hour, which would operate at Level of Service (LOS) E.  No changes were recommended as 
Forest Avenue is the primary street and this situation only occurs for a brief time during the peak periods. 
Forest Avenue is recommended to remain free flow as the volumes are over four times higher than those 
on Gilbert Avenue. Creating an all way stop condition would degrade the overall operation of the 
intersection. The study also found that the exit from the garage onto Gilbert Avenue should be under stop 
sign control. With regard to traffic and roadway impacts, staff concurs with the findings of the petitioner’s 
traffic study.   
 
The Zoning Ordinance requires eight (8) parking stalls for the six (6) dwelling unit proposal, or 1.4 stalls 
per dwelling unit.  The proposed development is providing eight (8) dedicated parking spaces for the 
residential units.  The Zoning Ordinance only requires parking for the residential uses.  Commercial uses 
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in the DC zoning district are not required to provide parking.  However, the petitioner is providing an 
additional nine (9) parking spaces in excess of the Village’s parking requirements.  It should be noted, 
that there is also an additional 40-foot-wide loading zone proposed on Forest Avenue.   
 
Lastly, it should be noted that the subject property is strategically located next to several public parking 
lots and on-street parking spaces that can temporarily accommodate guests.  Moreover, the Village 
contains an established parking lot system where overnight guests can park their vehicles in designated 
spaces for a nominal fee.  There is capacity to accommodate future guests generated by this proposed 
project. 
 
PUBLIC SAFETY REQUIREMENTS 
The Fire Prevention Division reviewed the proposal.  A fire hydrant will be provided within 100 feet of 
the fire department connection. All floors will be equipped with fire alarms and will be sprinkled, as 
required by Village regulations.   
 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the subject property in addition to 
posting the public hearing sign and publishing a legal notice in the Daily Herald.  Staff did receive one 
phone call from the public with questions that were general in nature  
 
As required by the Zoning Ordinance, the petitioner held a neighborhood meeting on December 17th, 
2025. A total of two residents attended with various comments and questions.  A summary of the meeting 
and the petitioner’s responses from that meeting are attached.   
 
STANDARDS OF APPROVAL 
The petitioner is requesting approval of a Special Use, two Zoning Map Amendments, a Planned Unit 
Development, and a Lot Reconfiguration with a Variance to construct a mixed-use 6-unit apartment 
building in the DC, Downtown Core zoning district.  The review and approval criterion for each request is 
listed below. 
 
The petitioner has submitted a narrative that attempts to address all the standards of approval.  The 
Planning and Zoning Commission should consider the petitioner’s documentation, the staff report and the 
discussion at the Planning and Zoning Commission meeting in determining whether the standards for 
approval have been met. 
 
Variation 
Section 28.12.090(h) Standards and Review Criteria 
Zoning Variations require evaluation per Section 28.12.090(g) of the Zoning Ordinance, Standards and 
Review Criteria: “No variation may be approved unless the variation to be approved is consistent with 
the spirit and intent of this zoning ordinance and that strict compliance with the subject provisions would 
result in practical difficulties or particular hardships for the subject property owner.  The consideration 
of whether a variation request has met the standards of practical difficulties or particular hardships must 
include all of the following findings from the evidence presented:”   
 

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

2. The plight of the owner is due to unique circumstances.   
3. The variation, if granted, will not alter the essential character of the locality. 
4. That the particular physical surroundings, shape, or topographical conditions of the subject 

property would result in a particular hardship upon the owner, as distinguished from a mere 
inconvenience, if the strict letter of the regulations were carried out. 

5. That the conditions leading to the need of the requested variation are not applicable, generally, 
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to other properties within the same zoning classification.   
6. That the alleged difficulty or hardship was not created by the current property owner. 
7. That the proposed variation will not impair an adequate supply of air to adjacent property, or 

substantially increase the danger of fire, or otherwise endanger the public safety, or substantially 
diminish or impair property values within the neighborhood.  

8. That the proposed variation will not alter the essential character of the area. 
9. That the granting of the variation will not confer on the subject property owner any special 

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

land development in the vicinity;  
6. the value to the community of the proposed use; and  
7. the comprehensive plan.  

 
Planned Unit Development 
Section 28.12.040(c)(5) Review and Approval Criteria 
The decision to amend the zoning map to approve a PUD development plan and to establish a PUD 
overlay district are matters of legislative discretion that are not controlled by any single standard. In 
making recommendations and decisions regarding approval of planned unit developments, review and 
decision‐making bodies must consider at least the following factors: 
  
a. The zoning map amendment review and approval criteria of Sec. 28.12.030.I.  
b. Whether the proposed PUD development plan and map amendment would be consistent with the 

comprehensive plan and any other adopted plans for the subject area. 
c. Whether PUD development plan complies with the PUD overlay district provisions of Sec. 28.4.030. 
d. Whether the proposed development will result in public benefits that are greater than or at least 

equal to those that would have resulted from development under conventional zoning regulations. 
e. Whether appropriate terms and conditions have been imposed on the approval to protect the interests 

of surrounding property owners and residents, existing and future residents of the PUD and the 
general public.  

 
Special Use 
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, including, but not limited to, the Comprehensive Plan and the 
Downtown Design Guidelines 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 will not, in the particular case, be detrimental to the health, safety, or 
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general welfare of the community; 
(3) that the proposed use will not be injurious to the use and enjoyment of other property in the 

immediate area for the purposes already permitted, nor substantially diminish or impair property 
values within the neighborhood; 

(4) that the establishment of the special use will not impede the normal and orderly development and 
improvement of adjacent property for uses permitted in the district. 

 
DRAFT MOTION 
 

Staff will provide a recommendation at the February 2, 2026 meeting.  Should the Planning and Zoning 
Commission find that the request meets the standards of approval for a Lot Reconfiguration, Special Use, 
Zoning Map Amendments, Planned Unit Development, and Variation staff has prepared a draft motion 
that the Planning and Zoning Commission may make for the recommended approval of 25-PZC-0022: 
 
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 Lot Reconfiguration, Special Use, two Zoning Map Amendments, 
Planned Unit Development, and Variation as required by the Village of Downers Grove Zoning 
Ordinance and is in the public interest and therefore, I move that the Planning and Zoning Commission 
recommend to the Village Council approval of 25-PZC-0022, subject to the following conditions: 
 

1. The Special Use, Zoning Map Amendments, Planned Unit Development, and Variation shall 
substantially conform to the staff report, renderings, architecture plans prepared by WJDi 
Studio date January 23, 2026, engineering plans prepared by Advantage Consulting 
Engineers dated January 18, 2026, landscape plans prepared by Gary R. Weber Associates, 
Inc. dated January 1518, 2026 and traffic plans prepared by Fish Transportation Group dated 
January 22, 2026 except as such plans may be modified to conform to the Village codes and 
ordinances. 

2. Prior to issuing any site development or building permits, the petitioner shall make park and 
school donations in the amount of $52,261.42 ($37,837.47 to the Park District, $10,465.83 to 
Elementary School District 58, and $3,958.12 to High School District 99). 

3. Prior to building permit issuance, the following items are required to be submitted to the 
Village: 
a. A recorded lot reconfiguration  
b. A recorded plat of lot consolidation  
c. A recorded plat of easement  
d. A recorded temporary construction easement  
e. A recorded encroachment license  

4. The proposed seatwall shall be updated during the building permit review to ensure it is in 
accordance with Guiding DG Streetscapes Plan. 

 
 
Staff Report Approved By: 

 
___________________________ 
Stan Popovich, AICP 
Director of Community Development  
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VILLAGE OF DOWNERS GROVE
PLANNING AND ZONING COMMISSION MEETING

February 2, 2026, 7:00 P.M.

FILE 25-PZC-0022:  THE PETITIONER IS SEEKING APPROVAL OF A PLANNED UNIT 
DEVELOPMENT, A MAP AMENDMENT FROM DOWNTOWN CORE (DC) TO 
DOWNTOWN CORE/PLANNED DEVELOPMENT (DC/PD) AND A SPECIAL USE TO 
CONSTRUCT A MIXED-USE 6-UNIT APARTMENT BUILDING. THE PROPERTY IS 
ZONED DOWNTOWN CORE (DC). THE PROPERTY IS LOCATED ON THE WEST SIDE 
OF FOREST AVENUE BETWEEN GILBERT AVENUE AND CURTISS STREET, 
COMMONLY KNOWN AS 5112-5120 FOREST AVENUES (PINS: 09-08-301-008, -009, -030, 
AND -031). THE REQUEST ALSO INVOLVES THE CONSIDERATION OF A LOT 
RECONFIGURATION WITH A VARIANCE AND MAP AMENDMENT OF THE EASTERN 
PORTION OF THE LOT FROM DOWNTOWN TRANSITION (DT) TO DOWNTOWN 
CORE/PLANNED DEVELOPMENT (DC/PD). THE PROPERTY IS ZONED DOWNTOWN 
TRANSITION (DT). THE PROPERTY IS LOCATED ON THE NORTH SIDE OF CURTISS 
AVENUE, WEST OF FOREST AVENUE, COMMONLY KNOWN AS 1108-1118 CURTISS 
STREET (PIN: 09-08-301-014 AND -015) BROWNSTOWN HOMES, PETITIONER AND 
OWNERS, BROWNSTOWN HOMES, LTD AND 1024 DIVISION COMMONS, LLC.

Kelly Casson, Project Coordinator, shared the investor/developer team is made up of lifelong 
Downers Grove residents who love downtown and are thrilled to be a part of building something 
new here. She stated they are looking at four vacant commercial buildings on Forest Avenue, 
between Gilbert and Curtiss, as well as a small portion of land proposed to be subdivided from the 
adjacent lot, 1108-1114 Curtiss, which is a very irregular shaped lot and 30 feet wide at its widest 
point. She said the Curtiss parcel is zoned Downtown Transition, and they are petitioning to rezone 
a portion of that to match the rest of the site, which is Downtown Core. She shared the rezoning 
requires a variance due to its existing nonconformity because of the minimum lot area per dwelling 
unit; therefore, if the variance is approved, the nonconformity will be slightly increased. She noted 
the reconfiguration of the Curtiss parcel would allow them to create something cohesive, it aligns 
with the Comprehensive Plan, and the standards that are met for the variances are found in the staff 
report.  Ms. Casson displayed the renderings and talked about meeting the design guidelines and 
some of the standout materials and features, including the brick, inset balconies on the second and 
third floors, large storefront windows on the first floor, and the patio on the south end. She 
discussed how the project aligns with the Guiding DG Comprehensive Plan and displayed snapshots 
of the interior floor plans and underground garage. Ms. Casson felt they met the standards for 
special use, zoning map amendment, Planned Unit Development, and for the zoning variance. She 
thanked the Planning and Zoning Staff and Commission for their consideration.

Chairman Rickard asked about the deviation from the build-to-zone, as they are set back a little 
further. He asked if it was accurate that was somewhat intentional to allow opportunities for uses of 
the sidewalk, such as outdoor dining.  Ms. Casson answered yes, as it makes the patio more 
practical and useful.  Don Brown, Owner of Brownstone Homes, added the structural engineer also 
had a hard time with steel concrete, so they pushed it back to give a little more brace on the building 
itself. 
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Chairman Rickard asked if there were any questions for the petitioner. 

Commissioner Frankovic inquired if street parking would be specifically reserved for residents or 
commercial use, as there were only eight spaces allotted for residential use and nine spaces for 10 
commercial units.  Ms. Casson responded they are not dedicating or relying on any street parking 
for the tenants, and are not counting on all the commercial tenants to be driving there daily at the 
same time.

Commissioner Patel asked if the second and third floors would be exclusive to residential tenants.  
Mr. Brown answered the second floor is office space and the third floor is residential, with six extra-
large units. 

Commissioner Reyes inquired how big the office spaces would be and if there were two restaurants 
on the bottom floor.   Mr. Brown responded the office spaces can be broken up however they want, 
and there are three spaces on the bottom floor, with one dedicated restaurant space on the left end. 
He said the other two spaces could be broken up however they want to, but right now they are both 
1800 square feet.

Commissioner Barry pointed out there are two different elevations listed as the south elevation on 
the diagram. He believed one should be the west elevation.  Mr. Brown stated that was correct. 

Commissioner Frankovic asked if there was an intention to use the rooftop space for anything and if 
the residential units would be for sale or rental and what the price would be for those.   Mr. Brown 
responded there is no rooftop space and the residential units would be rentals that would be around 
$4,000 a month per unit because of the large size of the units. 

Tim Doran, traffic consultant with Fish Transportation Group, said there is a lot of public parking in 
the garage to the east, that has the second floor reserved for commercial parking with a quarterly 
pass. He stated there are other lots to the north with availability after 8:30 with a permit and no 
permit after 10:00. He added that the uses for the restaurant and office peak at different times, so 
they are confident the 17 spaces, with area parking, will be enough to accommodate. He noted that 
he did a full traffic study on this in accordance with the Village Guidelines.  

Commissioner Frankovic asked how many patrons the 3,700 square foot restaurant would hold.  Mr. 
Doran responded he did not know how many seats would be in there. 

Commissioner Reyes inquired if they contemplated when the train would be going by when doing 
the traffic study for capacity purposes and backing up on Forest.   Mr. Doran stated there would be 
periodic backups during the peak hours. 

Chairman Rickard asked for public comment.  

Chris West, adjacent property owner, thanked the developer for having an open house. He was 
generally supportive of the project, but wanted to understand if there were any use restrictions on 
the restaurant during operating hours and he wanted to ensure there would not be any spilling out 
into their adjacent property area. He voiced that right now it is challenging on who is stopping or 
not by the library parking lot and if there needs to be any enhanced controls there relative to 
pedestrian safety. He said right now there are four vacant former business there that are in a state of 
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disrepair, and he had safety concerns with the structures themselves coming down and noted that 
there were also people experiencing homelessness in the area. He wanted to make sure it would be a 
safe environment and whether that can be accelerated during that process to help clear that land. He 
was very supportive of the project overall and felt it does a nice job of framing out the block and 
was consistent with similar use buildings going up right now.

Marshall Schmitt felt there were a lot of problems with this proposal, but focused on traffic and 
parking. He said the notion there is plenty of parking in Downers Grove is laughable, as parking is 
impossible in this area. He agreed that sometimes it is periodic, but if someone is going to the 
library, they cannot find a parking spot and the presentation made clear that the developer does not 
know what parking they are going to need because they do not know how many businesses or 
restaurants are going to be in it. He added the idea of having 20 spots when adding all these offices 
and up to three restaurants makes no sense. 

Scott Richards asked what they were thinking putting something like that in that location. He said 
anybody who says there is not a parking problem downtown has not been downtown for a while and 
traffic is always backed up due to the trains. He expressed that unless they take over the parking lot 
at the library, which is full all the time now, there would not be enough parking for a building with 
six units of residential, offices, and restaurants. 

Theresa Schulz, owner of Schulz Properties, commented that she was involved in this transaction 
and the sale of one of the properties. She said there were many buyers looking at taking this on, but 
Mr. Brown had a vision she was very excited for, which was to have a level of office space in town 
and the desire to build something that fit in aesthetically in the community. She expressed that she is 
very involved with commercial real estate in town and represents a large number of commercial 
tenants looking for retail space and office space in town, and right now they do not have that. She 
added they are not required to have on-site parking for offices, but there is a lot just north of the 
building where she always finds parking.

Janet Winningham expressed this project is insane, as parking for a restaurant, according to the 
2019 parking study, requires 45 spaces per restaurant, and they do not have that anywhere here. She 
said people will look for parking at the library and the lot across the street from the library, and 
there is already not enough parking there. She said this was punishing the residents who want to 
come downtown and use the library, and the parking garage is not an answer to a commercial 
endeavor on Forest, as it is too far. She asked when they are going to stick up for the residents who 
want to use the amenities downtown. She pointed out that the pattern has been to overbuild, create 
density that is unworkable, and punish the folks who are entitled to use parking and amenities. 

Chairman Rickard asked for the staff report.

Flora León, Senior Planner, explained the petition is for 5112-5120 Forest Avenue and 1108-1118 
Curtiss Street, and the entitlements include a request for a lot configuration with a variance, and 
special use, zoning map amendment, and a Planned Unit Development. She said the property at 
5112-5120 Forest is currently zoned DC, Downtown Core, which were previously occupied by 
commercial tenants, and 1108-1118 Curtiss Street are zoned DT, Downtown Transition, and is 
currently occupied and will continue to be a multifamily building. She shared all noticing 
requirements were met and staff received one phone call that was general in nature. In regard to the 
variance for the lot reconfiguration request, she showed the property line that was proposed to be 
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shifted over west, which is the shared property line between the Curtiss and Forest property. She 
noted there was one nonconforming item associated with the lot reconfiguration, as the existing 
development at 1108-1118 Curtiss Street does not currently meet the minimum lot area per dwelling 
unit requirements for the DT Zoning District. She explained that because the lot area is decreasing 
with this lot reconfiguration, the lot area per dwelling unit associated is also decreasing, so the 
existing non-conformity is increasing. Staff is supportive of this variation request. 

Ms. León then discussed the zoning map amendment, which would be to rezone from DT to DC, the 
Planned Unit Development, and the request to rezone the property from DC to DC/PUD. She talked 
about the request for the special use for apartments in the DC Zoning District. She walked through 
some of the proposed improvements, including two additional on street parking spaces, a new 
sidewalk along Forest Avenue, seat walls, 10-foot wide shared use path along Gilbert, and proposed 
outdoor dining patio. She noted that the zoning ordinance requires a total of 8 parking stalls for the 
six-dwelling unit proposal and the ordinance only requires parking for the residential units, but the 
petitioner is including an additional nine parking stalls and there are adjacent parking lots to absorb 
some of the necessary parking in the area. A traffic impact study was included and staff concurred 
with the findings of that study. 

Ms. León, then briefly noted the requested deviations, including a deviation from the build-to-zone 
along Curtiss, the corner build-to-zone at Curtiss and Forest Avenue, the corner build-to-zone at 
Gilbert and Forest, and a request for a transformer to deviate from the required 5-foot minimum 
setback and providing a 1-foot minimum setback in hopes to not make the transformer there such a 
visible feature. Ms. León shared that the proposed develop incorporates several features that adhere 
with the guidelines, and overall, staff found that the proposed request was consistent with the 
Guiding DG Comprehensive Plan. Staff found the standards of approval for the variance, special 
use, zoning map amendment, and PUD criteria were all met and recommended approval. 

Chairman Rickard commented they always hear about parking and traffic concerns and the Village 
recently did a pretty extensive traffic study when considering adding a parking garage and outcome 
determined that was not warranted yet.  Mr. Zawila added when they did Guiding DG, they looked 
at streetscape, active transportation, and sustainability, and there was no recommendation to place 
another parking garage downtown, but Guiding DG did say to look at real time parking count 
displays and improve signage on available parking, which is something they will look at with a 
future Community Investment Program (CIP) project. 

Chairman Rickard said it seems intentional that these types of developments in downtown are 
pedestrian oriented, which is why there are no parking requirements for a lot of these uses in the 
building other than residential.  Mr. Zawila voiced there is no parking requirements for commercial 
uses, with the exception of a medical office. He pointed out the petitioner is providing additional 
parking that is not required.

Chairman Rickard asked for questions of staff. 

Commissioner Toth asked if there were regular enforcement activities to catch people parking at the 
library unlawfully.  Mr. Zawila answered they do have a community service officer serving 
downtown who looks at individuals exceed the allowable maximum times allowed or overnight 
parking. He encouraged people to contact their police departments to investigate things like that. 
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Mr. Lincoln noted in regard to the second floor of the garage, he agreed it is starting to get harder 
and harder to find spaces. He asked what the utilization was of the second floor with the permitting 
for businesses.  Mr. Zawila did not have the recent percentages, but he understood there is still 
available DB parking passes for those. He added that the parking lot on the northside of the tracks 
also allows DB passes up to 3 p.m., and all parking is available to the public after 3 p.m. in most 
areas. 

Mr. Lincoln stated it was important to this case if there are those spaces left if they are going to be 
relying on those for these offices. He asked if there was anything in the code that allows them to 
enforce restaurant operation hours on particular parcels.  Mr. Zawila answered there are no limits to 
operations of restaurants or any businesses in the Village.

Mr. Reyes asked for clarification that there are 17 spaces, with eight reserved for residents living in 
the development, and nine left for offices and restaurants.  Ms. León voiced that was correct. 

Chairman Rickard stated all the transportation amenities there are what allow parking requirements 
for these uses and districts to be reduced like they are. He noted that most big cities do not have 
internal parking lots, and it seems the parking regulations and requirements in these districts seem 
to be working. He agreed that parking is hard to come by but there are opportunities out there and 
some require a little bit of walking, which is the nature of downtown areas.  Ms. León added that 
downtown really focused on pedestrian transportation, which is why they are seeing the 10-foot 
wide shared use path on Gilbert Avenue, the bike racks, and seat walls features. 

Commissioner Lincoln asked if they are looking for relief for the build-to-zone to allow a very 
specific area off the sidewalk for outdoor dining of a restaurant, as one concerns has been that 
restaurants are starting to overflow into the sidewalk.  Ms. León answered yes, that is to designate 
an outdoor dining area without encroaching into the sidewalk. 

Chairman Rickard shared his opinion that the building pretty much covers the whole side of that 
block and is set back consistently, so he did not view that as a negative or a problem. 

Ms. León further commented that the transportation manager reviewed the traffic study and there 
were no outstanding items noted. 

Chairman Rickard gave the petitioner the opportunity to come back up and respond to any 
comments or questions and/or to add a closing statement. 

Mr. Brown agreed the parking situation with the library is bad and that there should be a second 
parking garage in that area in the future, but the lot behind Burlington Station is open all the time. 

Chairman Rickard asked the commissioners for discussion. 

Commissioner Reyes expressed just because something is designed to be pedestrian does not mean 
it is going to be, as most people still drive downtown and parking is a real problem. He understood 
what is currently there does not require spaces so they are not losing anything, but they are adding a 
lot of movement and density there, so he could see the problem getting worse with this. 
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Commissioner Frankovic agreed with Commissioner Reyes and felt this building in general was too 
aggressive and dense for the area and pushing the limits too far considering what they already have. 
She expressed they are in a situation where they need affordable housing in the Village, and the 
price points of these units do not fit in that realm. She added that as much as they would like for 
people to bike and walk downtown, it is not happening right now. She felt this was not the right 
development for the area at this point in time. She did not believe the criteria had been met, as it 
would be detrimental to the surrounding businesses and residences.

Commissioner Toth felt it was a very thoughtful design and the reduced massing works very well. 
He said they met the requirements for parking, even though he understood everyone’s concerns with 
parking. He agreed with Chairman Rickard there is not always parking available right where people 
want to go, but parking can be found. He stated that the current use is very unattractive and this 
would be a welcomed improvement to the area. 

Commissioner Patel liked the design and felt it was appropriate for its use and function in 
downtown, as downtown is supposed to be pedestrian centric. He disagreed that parking does not 
exist, it just may not be immediately adjacent to the restaurant or commercial business that people 
want to visit. In his opinion, the standards were met and he was in support. 

Commissioner Barry agreed pedestrian and biking is somewhat aspirational versus reality at this 
point and parking at the library is a nightmare, but he did not feel this building would move the 
needle in any great extent regarding that. He stated they are complying with the ordinance and felt 
they have done the best with what they have. He said parking is a broader issue with downtown and 
not with this individual project, which added parking spots when it was not required. 

Commissioner Wolf agreed with Commissioner Barry. She noted one of the things she was excited 
about in the Comprehensive Plan was better infrastructure and ways for older and younger people to 
move throughout the community, and as the Comprehensive Plan comes into fruition, they should 
expect pedestrian and cycling traffic to increase. She acknowledged the public comment about 
office space and how it would potentially bring people in and offset some of those spaces and 
walkability from the train. She felt it was a very thoughtful petition and was in support. 

Commissioner Lincon was he conflicted for a lot of reasons. He said the concern over parking with 
this would not move the needle much, but they also are not moving that needle every time they do 
this, but it is the aggregate. He noted the parking sounds like an enforcement issue with the library 
and is separate from this and they are actually gaining a number of parking spaces with this over 
what is required, but it is not enough parking and could cause issues. He was also concerned about 
not knowing the specific number of spaces left on the second floor of the garage. He pointed out 
this is a very irregular shaped lot and they have trouble building things with that weird corner, and it 
is almost like they need to correct that to allow there to be a reasonable development. He shared that 
he was leaning towards yes, but there was a lot to consider. In regard to looking at what is being 
requested for relief, it does look like they are meeting the requirements.

Chairman Rickard commented that the project proposed was put together based on their regulations 
and design standards and exactly the type of thing their plans and ordinances are asking for in these 
areas, which is very pedestrian focused. He said their ordinances and documents were just updated 
and determined to be good, solid standards, and these downtown areas are by design becoming 
more dense and do not have has much automobile traffic. He felt the proposal was doing exactly 
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what their documents are asking them to do and they meet the parking requirements. He pointed out 
these same rules apply in their existing downtown and every restaurant down there is packed all the 
time and vert rarely has he gone through the parking garage and seen it 100% full. 

Commissioner Lincoln appreciated the proposal having a mixture of things, as it seems most are all 
in on restaurants and apartments.

Commissioner Reyes agreed this is the type of development they want, but felt it was too much for 
the capacity there. He was not in support, as he did not think it would serve the community as a 
whole right now. 

Commissioner Lincoln shared they need to be careful not to say they do not want something just 
because they disagree with the zoning ordinance or what they are requesting to put in downtown, as 
that is separate from what they are being asked here. 

Commissioner Frankovic stated the idea of the space is great, but she had an issue with the size and 
how it could negatively affect the businesses and residences already established there and quality of 
life. She felt this particular building was too much for this space and needed to be redesigned to 
something more accommodating to the neighborhood. 

Chairman Rickard said if the Village wants less density, then the standards should be changed. He 
understood there was a little bit of flexibility with some of the mixed use things and PUDs, but if 
people do not like the requirements, they have to change the requirements and not judge a petition 
differently because they may feel there is another problem. 

WITH RESPECT TO FILE 25-PZC-0022 BASED ON THE PETITIONER’S SUBMITTAL, 
STAFF REPORT, AND THE TESTIMONY PRESENTED, IT IS FOUND THAT THE 
PETITIONER HAS MET THE STANDARDS OF APPROVAL FOR A LOT 
RECONFIGURATION, SPECIAL USE, TWO ZONING MAP AMENDMENTS, PLANNED 
UNIT DEVELOPMENT, AND VARIATION AS REQUIRED BY THE VILLAGE OF
DOWNERS GROVE ZONING ORDINANCE, AND IS IN THE PUBLIC INTEREST. 
THEREFORE, COMMISSIONER TOTH MADE A MOTION THAT THE PLANNING 
AND ZONING COMMISSION RECOMMEND THE VILLAGE COUNCIL APPROVAL 
OF FILE 25-PZC-0022, SUBJECT TO THE FOLLOWING CONDITIONS:

1. THE SPECIAL USE, ZONING MAP AMENDMENTS, PLANNED UNIT 
DEVELOPMENT, AND VARIATION SHALL SUBSTANTIALLY CONFORM TO 
THE STAFF REPORT, RENDERINGS, ARCHITECTURE PLANS PREPARED BY 
WJDi STUDIO DATED JANUARY 23, 2026, ENGINEERING PLANS PREPARED 
BY ADVANTAGE CONSULTING ENGINEERS DATED JANUARY 18, 2026, 
LANDSCAPE PLANS PREPARED BY GARY R. WEBER ASSOCIATES, INC. 
DATED JANUARY 15, 2026, AND TRAFFIC PLANS PREPARED BY FISH 
TRANSPORTATION GROUP DATED JANUARY 22, 2026, EXCEPT AS SUCH 
PLANS MAY BE MODIFIED TO CONFORM TO THE VILLAGE CODES AND 
ORDINANCES. 

2. PRIOR TO ISSUING ANY SITE DEVELOPMENT OR BUILDING PERMITS, THE 
PETITIONER SHALL MAKE PARK AND SCHOOL DONATIONS IN THE 
AMOUNT OF $52,261.42 ($37,837.47 TO THE PARK DISTRICT, $10,465.83 TO 
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ELEMENTARY SCHOOL DISTRICT 58, AND $3,958.12 TO HIGH SCHOOL 
DISTRICT 99).

3. PRIOR TO BUILDING PERMIT ISSUANCE, THE FOLLOWING ITEMS ARE 
REQUIRED TO BE SUBMITTED TO THE VILLAGE:
A. A RECORDED LOT RECONFIGURATION
B. A RECORDED PLAT OF LOT CONSOLIDATION
C. A RECORDED PLAT OF EASEMENT
D. A RECORDED TEMPORARY CONSTRUCTION EASEMENT
E. A RECORDED ENCROACHMENT LICENSE

4. THE PROPOSED SEATWALL SHALL BE UPDATED DURING THE BUILDING 
PERMIT REVIEW TO ENSURE IT IS IN ACCORDANCE WITH GUIDING DG 
STREETSCAPES PLAN.

SECOND BY COMMISSIONER WOLF

ROLL CALL: 

AYE: TOTH, WOLF, LINCOLN, PATEL, BARRY, CHAIRMAN RICKARD

NAY: FRANKOVIC, REYES

MOTION APPROVED.  VOTE: 6-2

/s/
Recording Secretary

(As transcribed by Ditto Transcripts)
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