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Village of Downers Grove 

Report for the Village Council 

Table 1 - Council Agenda item. 

Subject 5120 Forest Avenue 

Submitted By Stan Popovich, AICP 
Director of Community Development 

 

Synopsis. 

The petitioner is requesting approval of an amendment to Planned Unit 

Development #74 and a Special Use to construct a mixed-use 13-unit apartment 

and commercial building. 

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 October 13, 2026 active agenda. 

At their September 21st, 2026 the Planning and Zoning commission unanimously 

recommended approval (6:0) of the proposed amendment to Planned Unit 
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Development #74 and Special Use. The Planning and Zoning Commission found 

that the proposal is compatible with the Comprehensive Plan, meets the standards 

a Special Use and Zoning Map Amendment respectively in Section 28.12.050(h) and 

Section 28.12.040(c)(5).  

Background. 

Property Information and Zoning Request.  

The petitioner is seeking approval of an amendment to Planned Unit Development 

#74 (P.U.D. #74) and a Special Use, to construct a mixed-use 13-unit apartment and 

commercial building. The property is located on the west side of Forest Avenue 

between Gilbert Avenue and Curtiss Street.  

PUD #74 was established earlier this year to allow for the construction of a three-

story, mixed-use development consisting of six (6) residential units, retail, and office 

units.  The proposed changes to the development are summarized below: 

Table 2 - Details regarding proposed changes to the development. 

Floor Previously Approved  Proposed Amendment 

Basement 11 parking Spaces 21 Parking Spaces 

First 13,820 square feet of retail space 
6 parking spaces 

13,820 square feet of retail space 
4 parking spaces 

Second 9,799 square feet of office space 4,200 square feet of office space 
Five (5) residential units 

Third Six (6) residential units Eight (8) residential units 

With the proposed amendment, the following changes are being requested to the 

original approvals:  

1. The number of dwelling units is increasing from six (6) residential units to 

thirteen (13) residential units.  Because of this request, the lot area per 

dwelling unit will decrease from 2,713 square feet per dwelling unit to 1,252 
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square feet per dwelling unit.  

2. The condition of approval for the required park and school donations has 

been updated, to reflect the increase in units.  This is further detailed in the 

Compliance with the Subdivision and Development Ordinance section. 

3. The parking garage was reconfigured to increase the number of parking 

spaces from seventeen (17) parking spaces to twenty-five (25) parking 

spaces. Eighteen (18) of those spaces will be dedicated for the residential 

units.  

4. The balconies were modified along the western façade to accommodate the 

new residential units.  

5. The stormwater infrastructure was modified with a relocation of the 

stormwater vault to under the building, instead of along the southern 

portion of the building.  

The petitioner is proposing the same exterior building design as described in the 

Planning and Zoning Commission staff report.  A total of twenty-five (25) parking 

spaces are provided. The development will now provide eighteen (18) residential 

parking spaces, in addition to seven (7) spaces for office and retail employees. 

Parking is only required for the residential component of this development.  The 

combined parking will include standard, handicap, and EV ready stalls.  

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 Guiding DG 

Comprehensive Plan as summarized in the Planning and Zoning Commission staff 
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report.   

Compliance with the Zoning Ordinance.  

The property is zoned DC/PUD #74, Downtown Core/ Planned Unit Development 

#74. The bulk requirements of the proposed development in DC/PUD #74 zoning 

district are summarized in Table 7 of the Planning and Zoning Commission 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.  As noted above, the design is 

largely unchanged, with the exception of the modification to the balconies to 

accommodate the additional residential units.  A summary of Downtown Design 

Guideline compliance can be found on Table 8 of the Planning and Zoning 

Commission staff report.  

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.  

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 

thirteen (13) apartments (four (4) one-bedroom units and nine (9) two-bedroom 

units).   

Based upon the increase in the number of units and the number of bedrooms, the 

total donation has been modified from the original approval.  The required 

donations are now $89,676.34 ($72,713.42 to the Park District, $12,208.64 to 
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Elementary School District 58, and $4,754.28 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. 

Engineering and Public Improvements.  

The proposed improvements will match what was originally proposed with the 

previously approved plans, with the exception of the location of the stormwater 

vault.  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.   

The stormwater infrastructure was modified with a relocation of the stormwater 

vault to under the building, instead of along the southern portion of the building.  

The proposed development will comply with the Village’s Stormwater and Flood 

Plain Ordinance.   

Public Comment.  

Staff did not receive any inquiries from the public prior to the Planning and Zoning 

Commission meeting. During the Planning and Zoning Commission meeting one 

member of the public expressed their support for the proposal. Two members of 

the public noted that the building was attractive but they still had concerns over 

available parking in the Downtown and the impact on the library parking lot.  
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Attachments. 

• Aerial Map 

• Ordinance 

• Staff Report with attachments dated September 21st, 2026 

• Draft Planning and Zoning Commission Minutes dated September 21st, 2026 

ORD 2026-11414 Page 6 of 48



!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

! ! !

! ! ! ! ! ! ! !

! ! ! !

!

!

!

!

!!!!!!!!!!!!!!!!

!

!

!

!

!

!

!

!

!

!

!

!

CURTISS ST

MAIN ST

FO
RE

ST
 AV

EGILBERT AVE

BURLINGTON AVE

1122

1138

1136

1134

1132

1130

5140

5120

5100

5114

1029
1122

1132

11191121
1125

11031105110911111113111711271129113111351139 5118
5116

1030

112411281130

5112

1118

5118

5130
5128

5124

5116

5114

1027

5112

1037
1043

1050

5120
1112

1110 1108

1114

5100

5126

1047

5120

51341028

5112-5120 Forest Avenue Location Map
Subject Property

_̂ Project Location

CURTISS ST

FO
RE

ST
 AV

EGILBERT AVE

DT

DC

DC

DT
DT

DBDT DB

DC

± 0 10050 Feet

_̂

_̂

ORD 2026-11414 Page 7 of 48



SU-5120-Forest-26-PZC-0039-2026 | Ordinance | Village of Downers Grove 

Page 1 of 4 

Ordinance 

An Ordinance Authorizing a Special Use to Permit Construction of a Mixed-
Use, 13-Unit Apartment and Commercial Building at 5120 Forest Avenue 

WHEREAS, the following described property, to wit: 

Being a subdivision of part of the southeast quarter of Section 7 and part of 
the southwest quarter of Section 8, Township 38 North, Range 11 East of the 
Third Principal Meridian, DuPage County, Illinois. 

Commonly know as:  5120 Forest Avenue, Downers Grove, IL  60515 

PINs 09-08-308-008, -009 and -031 

(hereinafter referred to as the "Property") is presently zoned in the "DC/PUD, 
Downtown Core/Planned Unit Development" under the Comprehensive 
Zoning Ordinance of the Village of Downers Grove; and  

WHEREAS, the Village Council has previously adopted Ordinance No. 6186 on 

March 10, 2026 authorizing a special use for 5112-5120 Forest Avenue and a 
portion of 1108-1114 Curtiss Street to permit construction of a mixed use, 6- unit 
apartment and commercial building; and 

WHEREAS, the owner of the Property has filed a petition with the Planning 

and Zoning Commission, a written petition conforming to the requirements of the 
Zoning Ordinance, requesting that a Special Use per Section 28.12.050 of the 
Zoning Ordinance be granted to allow a construction of a mixed-use, 13-unit 
apartment and commercial building; and,  

WHEREAS, such petition was referred to the Planning and Zoning 

Commission of the Village of Downers Grove, and said Planning and Zoning 
Commission has given the required public notice, has conducted a public hearing 
for the petition on September 21, 2026 and has made its findings and 
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recommendations, all in accordance with the statutes of the State of Illinois and the 
ordinances of the Village of Downers Grove; and,  

WHEREAS, the Planning and Zoning Commission has recommended approval 

of the Special Use, subject to certain conditions; and, 

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

1. that the proposed use is expressly authorized as a special use in the district 
in which it is to be located;  

2. that the proposed use will not, in the particular case, be detrimental to the 
health, safety, or 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. 

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

SECTION 1.  That Special Use of the Property is hereby granted to permit 

construction of a mixed-use, 13-unit apartment and commercial building located at 
5120 Forest Avenue.  

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

1. The Planned Unit Development Amendment and Special Use shall 
substantially conform to the staff report dated September 21, 2026, 

renderings, architecture plans prepared by WJDi Studio date August 28, 
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2026 and a traffic memorandum prepared by Fish Transportation Group 
dated August 21, 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 $89,676.34 
($72,713.42 to the Park District, $12,208.64 to Elementary School District 
58, and $4,754.28 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.  

5. The petitioner shall pay all fees associated with the removal and 

replanting of the two (2) parkway trees along Gilbert Avenue. 
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SECTION 3.  The above conditions are hereby made part of the terms under 
which the Special Use is granted.  Violation of any or all of such conditions shall be 
deemed a violation of the Village of Downers Grove Zoning Ordinance, the penalty 

for which may include, but is not limited to, a fine and/or revocation of the Special 
Use granted herein.   

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

policies. 

SECTION 5.    That Ordinance 6186 entitled “An Ordinance Authorizing as 
Special Use for 5112-5120 Forest Avenue and a Portion of 1108-1114 Curtiss Street 
to Permit Construction of a Mixed-Use, 6-Unit Apartment and Commercial Building” 
adopted on March 10, 2026 is hereby repealed in its entirety.   

SECTION 6.  That all ordinances or parts of ordinances in conflict with the 
provisions of this ordinance are hereby repealed. 

 

By: Mayor 

Passed:  

Published:  

Attest:  

 

By: Village Clerk 
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Village of Downers Grove

 Planning and Zoning Commission – Minutes

Table 1 - Detailed information on this Board or Commission meeting.

Meeting Location Civic Center – Betty Cheever Council Chambers

Meeting Address 850 Curtiss St., Downers Grove, IL 60515

Meeting Date September 21, 2026 at 7:00 PM

26-PZC-0039:

The petitioner is seeking approval of a Planned Unit Development Amendment and a Special 
Use Amendment to construct a mixed-use 13-unit apartment building. The property is currently 
zoned DC/P.D. #74, Downtown Core/Planned Development #74. The property is located on the 
west side of Forest Avenue between Gilbert Avenue and Curtiss Street, commonly known as 
5112-5120 Forest Avenue (PINs: 09-08-301-008, -009, -030, and -031) Petitioner, Brownstone 
Homes, LTD; Owners, Brownstone Homes, LTD and 1024 Division Commons, LLC.

Kelly Casson expressed Forest Pointe has already been through an extensive review and 
approval process, but they are asking for a focused amendment to the plan. She explained they 
continue to test the plan against the market and the best chance of long term success, and they 
found they could improve the balance in the original plan. She shared the first floor would be 
essentially unchanged, but they are reducing office space from 100% to around 50% on the 
second floor and adding five new residential units. She added on the third floor, they are going 
from six residential units to eight and significantly increasing parking within the building to total 
25 spaces. She noted there is a balcony shift on the west elevation as a result of the improved 
interior layout. She added they are not requesting any new variances, relief, or deviations. In 
regard to traffic, the revised mix of occupancy would result in approximately 15 fewer trips per 
day. She emphasized the use remains compatible with the surrounding area and continues to 
apply with the applicable standard. 
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Commissioner Frankovic asked if the cost of the residential units would be more affordable, as 
they are going down quite a bit in size.  Ms. Casson answered there would be more diverse 
options in terms of size of the units but the units would be luxury.

Commissioner Barry asked why they reduced office space.  Don Brown, owner and developer, 
stated due to bank loan rates for office space, they felt they would be better off getting rid of 
some of the office space, as well as parking concerns for the those using the office spaces. 

Commissioner Patel stated there was a reduction in parking on the first level from 6 to 4. He 
asked if they were exclusive for the retail tenants or for customers as well.  Ms. Casson they are 
for everyone, but they just happen to be on that level.

Commissioner Reyes asked if 18 out of the 24 spaces were for residents and the rest would be 
reserved for office space.  Ms. Casson answered yes. 

Commissioner Lincoln was confused why they reduced the office space, as when this was first 
talked about, there was a strong argument for having office space in the suburbs from the 
petitioners, so he was struggling with the reason just being from the banking standpoint.  Ms. 
Casson responded to keep in mind that those who spoke to that previously might have been those 
who needed office space in Downers Grove. She reiterated there is nothing more to the change 
than what was stated. Mr. Brown added they were concerned about a huge office space and not 
being able to lease it, and they can always lower rent with an apartment. 

Commissioner Frankovic inquired if there were any parking spaces on the exterior of the 
property.  Ms. Casson answered there are two loading zones and two parking spots in front of the 
building currently and those will all stay the same. 

Chairman Rickard asked for public testimony.

Sue Tierney, Curtiss Street resident, felt the development was awesome and a huge improvement 
over what was there before. 

Scott Richards, Warren Ave resident, expressed he was not against the building, but he was 
concerned on if downtown could support the additional parking. He said this seemed like a lot 
for the parking they are offering inside the building, and stated they should not rely on the 
parking lot next to the library, as it is always full. He did not understand why they are not every 
worried about parking. 

Ms. Whittingham stated the building is lovely but is a luxury apartment building, and couples 
will have two cars. She said it may meet the parking requirements for residential, but it will not 
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be enough, and she felt they should be protecting the parking for the library above all else, as it is 
one of their biggest and best resources. 

Chairman Rickard asked for the staff report.

Flore Leon, Senior Planner, expressed the petition for 5112 through 5120 Forest Avenue, for a 
request to amend the original Special Use and Planned Unit Development. She said all noticing 
requirements were met and they received no additional comments from the public. She discussed 
the proposed changes, including the dwelling count going from 6 units to 13 units, increase in 
school and park district fees, 17 parking spaces to 25, modified balconies along the western side 
interior, and a detention vault underneath the building in the stormwater infrastructure. Staff 
found the elevation guidelines continue to be met.  She discussed all the ways this new 
amendment aligns with the Comprehensive Plan. Staff found all special use and planned unit 
development criteria were met, and they recommended approval for the petition. 

Chairman Rickard asked for questions for staff. 

Commissioner Lincoln asked if they chose not to approve this new amendment, would the 
previously approved petition remain in place.  Ms. Leon answered yes.

Chairman Rickard invited the petitioner back up to add additional information or address any 
comments. The petitioner declined. 

Chairman Richard asked for Commission deliberation. 

Commissioner Lincoln expressed he was still confused about the change in office space, but it is 
not super relevant, and he did not see any reason to deny this.

Commissioner Barry said the actual question is allowing two more balconies, reduction in some 
standard apartment sizes, and shift with some office space, which is largely inconsequential to 
the impact it would have the community. 

Commissioner Reyes stated they could make the argument about the density since they added all 
the residential units, but he did not think that was the case. He felt parking would stay the same 
and adding more residents would decrease traffic probably. He noted he was concerned with 
parking in the original petition, but did not see a problem with approving the new changes.

Commissioner Lincoln added they are well beyond the minimum requirement for parking, so 
they cannot put their dislike of the current rules for parking on this one building. He said issues 
with parking needs to be a bigger conversation.

ORD 2026-11414 Page 47 of 48



DRAFT

09/21/2026 – Planning and Zoning Commission | Minutes| Village of Downers Grove DRAFT

Page 4 of 4

Commissioner Frankovic felt this development is very dense for the space and now they are 
going over that by adding more people and trying to cram as much as they could in the space. 
She wished there was some adjustment in the price point of the apartments, as they need more 
affordable housing and less luxury.  However, what has been approved has been approved, and 
she was happier having more residents in Downers Grove, as the parking situation is more 
conducive to having better situation for residential. She felt they have done what they can to 
amend the potential issue with parking and residential with the new amendment. 

Commissioner Patel felt the standards were met and supported the amendment.

Chairman Rickard voiced parking concerns come up all the time, but all the buildings downtown 
are intended to be pedestrian centric. However, there is always parking in the garage downtown 
and a couple of lots scattered throughout the area, and he felt they had more of a walking 
problem than a parking problem. He said this application increases parking. He added when the 
parking garage and other public facilities fill up, then there will be a need for another parking 
facility.

Commissioner Reyes noted there are a lot of residents in Downers Grove who do not live within 
walking distance to downtown, and his experience in trying to go to the library in the winter for 
toddler story hour is there is no parking at all, so there are situations where parking is an issue. 
He felt that should be looked into further. 

Chairman Rickard agreed library parking is tight. 

With respect to File 26-PZC-0047, 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 
Planned Unit Development amendment and a Special Use amendment, as required by the Village 
of Downers Grove Zoning Ordinance, and is in the public interest. Therefore, Commissioner 
Lincoln made a motion that the Planning and Zoning Commission recommend the Village 
Council approve File 26-PZC-0047, subject to the conditions outlined in the staff report. 

The motion seconded by Commissioner Patel. 

Aye:  Barry, Frankovic, Lincoln, Patel, Reyes, Chairman Rickard

Nay: None

Motion Passed. Vote 6-0. 
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