
 
 
 

VILLAGE OF DOWNERS GROVE 
PLANNING AND ZONING COMMISSION 

 
VILLAGE OF DOWNERS GROVE CIVIC CENTER 

850 CURTISS AVENUE 
 

February 2, 2026 
 

7:00 p.m. 
 

AGENDA 
1. Call to Order 

a. Pledge of Allegiance 

2. Roll Call 

3. Approval of Minutes 

a. January 5, 2025 

4. Public Hearings 

a. 25-PZC-0040: The petitioner is seeking an Amendment to Planned Development 
#31 to allow for an amendment to the approved allowed uses list in PUD #31. 
The property is generally located west of Lacey Road starting approximately 
1,100 feet north of the intersection of Lacey Road and Finley Road and extending 
north to Butterfield Road and West of Woodcreek Drive, commonly known as 
the Esplanade at Locust Point, Downers Grove, IL (PINs: 05-25-413-009, 05-25-
415-009, 05-25-415-010, 05-36-200-009, -011, 05-36-202-008, -015, -016, -017, 
05-36-400-017, 06-30-301-007, 06-30-304-002, -003, 06-30-305-003, 06-31-
100-019, -020, -021, -022, -023, -025, -027, -028, -029, 06-31-103-001, -002, -
005, -006, -007) Petitioner, Hamilton Partners; Owners, Hamilton Partners and 
Various Owners.   

b. 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 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).  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/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, Brownstone Homes, LTD and 1024 
Division Commons, LLC.  
 
 
 
 
 



 
5.  Other Items 

 
a. Introduction to the updates to the Village of Downers Grove Zoning Ordinance as 

outlined in the Comprehensive Plan and Guiding DG Plans. 
 

6. Public Comment 
 

7. Adjournment 

THIS TENTATIVE REGULAR AGENDA MAY BE SUBJECT TO CHANGE 
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VILLAGE OF DOWNERS GROVE 
PLANNING AND ZONING COMMISSION 

January 5, 2026, 7:00 p.m. 

 

Chairman Rickard called the January 5, 2026 meeting of the Downers Grove Planning and Zoning 
Commission to order at 7:00 p.m. and led the Planning and Zoning Commissioners and public in the recital 
of the Pledge of Allegiance. 

ROLL CALL: 

PRESENT: Chairman Rickard, Commissioners Frankovic, Patel, Lincoln, Reyes, Wolf 

STAFF: Planning Manager Jason Zawila; Flora Leon, Senior Planner; Carter Moran, Staff Planner 

OTHERS 
PRESENT: Kile Kapral, Betsy Dunn, Matthew Cash, Joshua Weikersheimer, John Mlade, Jeff  
  DeCieco, Tom Marszewski, Jeanne Marszewski, Laura Pacino, Brendan May, Scott  
  Richards 

 

APPROVAL OF MINUTES – NOVEMBER 17, 2025 

Ms. Frankovic requested a change to Page 11, paragraph 1, to change the word downsizing to upsizing. 

MOTION TO APPROVE THE MINUTES BY COMMISSIONER FRANKOVIC, SECONDED BY 
COMMISSIONER PATEL.  COMMISSIONER LINCOLN ABSTAINED. 

MOTION APPROVED. VOTE 5-0, WITH 1 ABSTENTION.  

PUBLIC HEARINGS 

25-PZC-0039: THE PETITIONER IS REQUESTING THE CONSIDERATION OF A PETITION 
SEEKING A REZONING FROM R-2, RESIDENTIAL DETACHED HOUSE 2, TO R-4, 
RESIDENTIAL DETACHED HOUSE 4. THE PROPERTY IS NORTHEAST OF THE 
INTERSECTION OF GRAND AVENUE AND HILL STREET, COMMONLY KNOWN AS 424 
HILL STREET, DOWNERS GROVE, IL (PIN: 09-08-411-046). KILE KAPRAL, PETITIONER 
AND OWNER, KAMU 25, LLC 

Kile Kapral, owner and builder of 424 Hill Street, stated they are trying to rezone the back half of the 
property.  He shared a digital presentation.  There are two lots, lot 37 in front and lot 38 in back.  The front 
half of the property is R-4 and the back is R-2.  They want to rezone it to be the same. 

Chairman Rickard asked for questions for the petitioner. 

Commissioner Lincoln inquired why the request was necessary.  Mr. Kapral responded that when they 
bought the property it was zoned differently.  They are trying to build a house on it, and they need to do a 
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plat of consolidation, and the only way that can be done is to have the lot rezoned to the same zoning for 
both lots. 

A Commissioner asked if there was ever individual access to the second lot.  Mr. Kapral responded not to 
his knowledge. 

Chairman Rickard asked for public comment. 

Betsy Dunn lives adjacent to the plot owned by Mr. Kapral.  Ms. Dunn’s lot is R-4 and is a narrow, deep 
lot.  She stated Mr. Kapral’s lot is 100 feet wide but is not as deep as hers.  Her understanding is an R-4 lot 
is intended for narrow lots where longer, deeper homes need to be built, allowing more frontage.  In this 
case, it is a wide lot with space to build out and not forward.  The houses on Hill Street sit back about 40 
feet from the front lot line.  Ms. Dunn’s porch extends 10 feet out, making her front lot line 30 foot.  Ms. 
Dunn stated she does not care if it is R-4 or R-2.  Her main concern is she does not want the house to be put 
at 25 feet from the street because that would put it in front of every other house on the street and they would 
be looking at a wall of house.  She is really only concerned about the front setback.  She asked why not 
make it an R-2 when it fits in better with the R-2 requirements. 

Matthew Cash stated he does not necessarily oppose it but asked whether Mr. Kapral is looking to rezone 
it to move it forward or will the setback remain the same.  As long as it does not put any more water in his 
backyard, he does not oppose it.  He finds Ms. Dunn’s argument much more persuasive.  Chairman Rickard 
clarified this is strictly for the rezoning and there is no relief being sought for setbacks and that type of 
thing.  The rezoning would adopt the zoning setbacks and bulk regulations for that zoning district.  Mr. 
Cash stated the only difference between R-2 and R-4 is the setback.  Chairman Rickard stated he did not 
look at every requirement, but it will take on all the bulk regulations and setback requirements of the new 
district.  Anything regarding stormwater and building placement is another process. 

Joshua Weikersheimer stated he is at the bottom of two hills and is most interested about anything that 
might change water.  He is concerned about spacing on the lot.  He also stated he wants to make sure that 
they are keeping something of the feel of the neighborhood in mind when making decisions. 

John Mlade asked if there is a difference in density and accessory dwellings between R-2 and R-4.  Mr. 
Mlade stated he does not support multi-family housing at that location.  Chairman Rickard stated that the 
zoning district will dictate that it is single family only.  Accessory dwelling units and other issues will be 
addressed in the staff report. 

Jeff DeCieco, neighbor to Ms. Dunn, showed a picture of the neighborhood and stated that all the houses 
basically line up in the front.  He is concerned that, if changed to R-4, the home could be moved forward 
and the houses would be out of line.  Hill Street only has a sidewalk, no grass.  Chairman Rickard stated 
that they will get more into that in the staff report. 

Tom Marszewski stated he agrees with Ms. Dunn, that the property be converted to R-2.  Mr. Marszewski 
further stated that it is a difference between 25 feet and 35 feet to the street and the home has been there for 
probably 80 years and always been 40 feet away from the street.  Mr. Marszewski stated that the 100-foot 
lot offers ample opportunity to build a home that would fit the integrity of the neighborhood that would be 
a 35-foot setback from the street.  Mr. Marszewski stated he believes having a massive home that close to 
the street is a danger to the community and ruins the integrity of the community.  Mr. Marszewski mentioned 
the school down the street.  Mr. Marszewski believes Ms. Dunn attempted to email Mr. Kapral asking what 
his intentions were on the setback. 
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Chairman Rickard asked for the staff report. 

Flore Leon, Senior Planner, stated the request is for a rezoning at 424 Hill Street.  The location map was 
reviewed.  A photo of the existing home and the posted public hearing sign was shown.  Notices were mailed 
out and published in the newspaper.  One general question was received, followed by two calls.  An overlay 
of the plat of survey over the aerial was shown.  The property is composed of two lots of record.  Lot 38 is 
in the back and zoned R-2.  Lot 37 is in the front and zoned R-4.  During their research, staff found this 
kind of configuration has been present since 1965.  They could not find a formal recorded subdivision.  
They believe that the rear lot was deeded over from 5229 Grand Avenue over to 424 Hill Street at some 
point in time. 

Ms. Leon stated that when looking at the zoning map and the properties adjacent to 424 Hill Street, across 
the street just south of Hill Street is zoned R-4, and adjacent parcels north of Hill Street are zoned R-4.  To 
rezone the entire property to R-4 would be more aligned and would not create spot zoning.  Bulk regulations 
would be reviewed during the building permit for the new house construction, along with stormwater best 
management practices.  The key difference is the front setback for R-4 is 25 feet, whereas R-2 is 35 feet.  
Accessory dwelling units are not permitted in R-4 or R-2.  Regarding density between R-2 and R-4, building 
coverage is looked at and no more than 32% of a lot can be covered by structures, which is anything over 
18 inches in height. 

Ms. Leon then stated regarding Comprehensive Plan compliance, the land use and development section 
indicates they should have single-family detached residential areas with only one structure per lot.  
Consolidating these lots and having one structure would meet that requirement.  The housing and 
neighborhood section states that residential new construction should be encouraged while ensuring that the 
new construction aligns with the scale, setbacks, height, bulk and orientation of the surrounding homes.  
Regarding criteria for zoning map amendment, staff finds all of the standards of approval have been met.  
Staff recommends approval of 25-PZC-0039. 

Commissioner Lincoln asked if the 32% structure coverage of the lot is the same for R-2 and R-4.  Ms. 
Leon confirmed it is the same.   

Commissioner Lincoln asked what the current setback of the home is.  Jason Zawila, Planning Manager, 
stated that 39 feet was provided.   

Commissioner Lincoln stated the setback is currently 35 feet and it could then become 25 feet.  Ms. Leon 
stated that is the interesting piece, because the front lot is zoned R-4 and the current setback is 25 feet, and 
if the rear lot were to be rezoned then both lots would be R-4, so the front setback is not changing.  The 
existing home is currently setback 39 feet.  Both sides of Hill Street, north and south, are all zoned the same.  
Some of the homes might not be built to that setback line but those are choices people made when those 
homes were built.  If the house were wrecked and prepped for new construction, as long as it was placed 
within the setbacks of the zoning district, it would be reviewed through the building permit process. 

Commissioner Reyes asked how R-2 versus R-4 is chosen.  Ms. Leon responded that with any new 
subdivisions, they look to see what the adjacent neighborhood is zoned.  Commissioner stated that the 
adjacent lots that are zoned R-4 are skinny and long and this lot is going to be different and asked if it is 
still correct to be R-4.  Staff responded that they have not had any new subdivisions in quite some time with 
the exception of one approved last year.  Generally what they see is a lot of in-build developments, lot 
consolidations, which they usually do not see here unless there is a variance associated with it.  There is 
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nothing to stop a property owner from combining two lots, building a home, and then going through the lot 
consolidation process.  R-4 is present on the south, west and east of this property. 

Chairman asked for last comments from the petitioner. 

Mr. Kapral stated that this has been through the permit process, and even if zoned R-4 they will still follow 
that 35-foot setback.  Their biggest goal is to preserve as many trees as they can and that is why they went 
further back.  They did not want to go further forward.  Regarding water mitigation, they will follow all 
codes with that and go through the proper channels. 

Chairman asked the Commissioners for discussion or comments. 

Commissioner Lincoln stated he is generally in support.  He does not see any concerns and stated that it 
makes logical sense to match the neighbors and not have a spot zone, and he feels most of the concerns of 
the neighbors were addressed. 

Commissioner Patel stated she agrees with Commissioner Lincoln and that the builder/owner is doing his 
due diligence for the neighborhood in trying to keep the same feel and same structure.  She appreciates his 
efforts to keep the existing trees.  Consolidating the lots makes sense and makes a more concise 
neighborhood plan.  She supports it. 

Chairman Rickard agrees this is pretty straightforward and cleans up an anomaly that was out there.  
Chairman Rickard appreciates the petitioner’s willingness to set the house back, but the setback 
requirements do not change for the house.  If any future owner decides to build, they could go to 25 feet.  
The fact that the applicant stated that does not really change their request in the changing of the zoning. 

BASED ON THE PETITIONER’S SUBMITTAL, THE STAFF REPORT AND THE TESTIMONY 
PRESENTED, IT IS FOUND THAT THE PETITIONER HAS MET THE STANDARDS OF 
APPROVAL FOR REZONING AS REQUIRED BY THE VILLAGE OF DOWNERS GROVE 
ZONING ORDINANCE AND IT IS IN THE PUBLIC INTEREST, AND THEREFORE, 
COMMISSIONER PATEL MADE A MOTION THAT THE PLANNING AND ZONING 
COMMISSION RECOMMEND TO THE VILLAGE COUNCIL APPROVAL OF 25-PZC-0039, 
SUBJECT TO THE TWO CONDITIONS AS ARTICULATED ON PAGE 3 OF THE STAFF 
REPORT. 

SECOND BY COMMISSIONER LINCOLN 

ROLL CALL: 

AYE:  PATEL, LINCOLN, FRANKOVIC, MARTINEZ, WOLF, CHAIRMAN RICKARD 

MOTION APPROVED.  VOTE 6-0 

 

25-PZC-0034: A PETITION SEEKING A MAP AMENDMENT FROM B-3, GENERAL SERVICES 
AND HIGHWAY BUSINESS, TO B-3/PUD, GENERAL SERVICES AND HIGHWAY 
BUSINESS/PLANNED UNIT DEVELOPMENT, A PLANNED UNIT DEVELOPMENT AND A 
SPECIAL USE FOR A DRIVE-THROUGH. THE PROPERTY IS LOCATED AT THE 
NORTHEAST CORNER OF THE INTERSECTION OF BUTTERFIELD ROAD AND DOWNERS 
DRIVE, COMMONLY KNOWN AS 1434 BUTTERFIELD ROAD (PINS 06-304-04-010 AND 06-
304-04-011). PETITIONER, SARAH WILKERSON; OWNER, ALPINE INCOME PROPERTY OP. 



DRAFT 

PLANNING AND ZONING COMMISSION  January 5, 2026 5 

Laura Pacino spoke on behalf of the petitioner.  She works for Who Brew, LLC, the franchisee of 7 Brew.  
7 Brew is a double drive-through concept only with no inside or outside dining.  Employees walk through 
the drive-through with iPads.  They do not have traditional menu boards.  Drinks are not handed out 
windows.  They have sliding glass doors and somebody comes out to the vehicle.  Their emphasis is on 
speed of service and fun, energetic, with music playing.  Core demographic is 15 to 25-year-olds.  They do 
not have a line at 7:00 a.m. but may have a line throughout the day during lunchtime, after high school and 
college and in the evening.  Hours of operation are 5:30 to 10:00 Sunday through Thursday and open until 
11:00 on Friday and Saturday.  A sample menu was shown.  They have one food item, a prepackaged muffin 
top.  An aerial photo was shown of the lot and current conditions, along with a site plan.  They worked with 
staff to have the trash enclosure connected to the building to not interfere with additional parking.  They 
also worked with staff to add additional landscape islands on impervious parking lot.  The double drive-
through lanes can queue 39 cars currently.  With the additional stacking plan, they can stack 57 cars.  A 
parking site plan was shown.  There are currently 379 parking spots, and it will go down to 320. 

Brendan May, with KLOA.  He is a professional licensed engineer in the State of Illinois and has a 
professional traffic operations engineering certification.  He stated he has been working with 7 Brew to 
identify their trip generation and queuing characteristics.  The Chicagoland market is more unique than 
what they are seeing nationwide.  There are now seven stands open in the area.  The traffic study found that 
the volume of traffic estimated to be generated by the 7 Brew would have a limited impact on the existing 
access serving the shopping center.  It is anticipated that with the opening of this location, as well as other 
locations, that the trip generation surveys as conducted would decrease in time, but they are utilized as-is 
to provide a worst-case scenario.  Based on a review of the queuing surveys conducted at the Naperville 
and Lake Zurich locations, they also looked at sales and ZIP code data compared to other national average 
locations.  They think that a peak queue that a new Chicagoland location could expect is 34 vehicles and 
the 39-vehicle stacking as proposed would be adequate in accommodating the peak stacking for this site.  
The 320 parking spaces that serve Best Buy and Golf Galaxy will be adequate in accommodating their 
parking demand. 

Ms. Pacino stated they have a market of four areas, Chicago, Northwest Indiana, Nashville and Pittsburgh 
with 26 stands open, 12 being in Chicago and Northwest Indiana.  The open and under construction 
locations were named.  There are 13 under permit review and 9 under entitlement.  Naperville was the first 
stand they opened.  They originally were talking about half-acre sites, 15 to 20 queue spaces, and quickly 
found out that that does not work in the Chicagoland market.  Chicagoland market is the number one market 
across every market, and Naperville is the number one stand out of 604.  They are looking at acre-plus sites 
and high 30s, low 40s queue counts.  Signage and color boards were reviewed.  The findings of facts for 
the PUD, the special use and the map amendment were included. 

Chairman Rickard stated that their building pad sits down from the road elevation and asked if they intend 
to incorporate that height difference and screening of that equipment.  Ms. Pacino stated, if it needs to be, 
yes. 

Chairman Rickard asked for any questions for the petitioner. 

Commissioner Lincoln asked what happens if a customer is done but the customer in front of them is not 
done.  Ms. Pacino responded that with the drive-through doors they can shuffle around traffic, move 
somebody up to a waiting area to keep the flow of cars going.  The employees go around with iPads, and it 
is typically a 4 to 5-minute wait time and there is usually not a stagnant of cars waiting to get their drinks. 
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Commissioner Lincoln further asked what can fit now at Naperville.  Mr. May responded 26 before it 
extends onto the street.  One of the limitations of the Naperville site is the orders can only be taken so far 
in the queue, and at this site the orders can be taken as far as the 39th vehicle.  There is an operational 
benefit to the way the newer sites are laid out that Naperville is still dealing with. 

Commissioner Reyes asked regarding how customers will enter the area.  Ms. Pacino responded they are 
going to turn either right or left onto Downers and go to the access point.  Mr. May added there is a signal 
at Downers Drive and the right in, right out access drive on Butterfield Road.  You drive through a good bit 
of the parking lot to get to the location.  It is accessed off the parking lot. 

Commissioner Frankovic asked if they service pedestrian traffic.  Ms. Pacino responded they will service 
pedestrian traffic and direct them to the non-service side and that is why there is a sidewalk.  It is not 
advertised and not something they typically do but they will not turn a customer away.  They will direct 
them to the safest side to place the order.  It was further asked if they have a contingency plan if there is an 
increase in pedestrian traffic.  Ms. Pacino could not speak to that now, but the operations team should be 
able to answer that.  The sidewalk placement directs pedestrians to the north side of the building, the non-
service side, and there are sliding doors on that side, and the pedestrians do not have to go across the traffic. 

Commissioner Lincoln asked what kind of relief are they requesting with the planned unit development.  
Staff stated they will cover that in their report.  Ms. Pacino stated the PUD is in regards to putting the two 
buildings on one parcel, which is the Golf Galaxy and 7 Brew.  They are not doing a re-subdivision of the 
plat. 

Commissioner Reyes asked how many employees are planned to be on-site during peak hours.  Ms. Pacino 
responded the standard is five. 

Chairman Rickard asked for public comment. 

Scott Richards stated that he has never heard of this business before and asked whether it was strictly for 
drinks or if there is food served.  He is hesitant about the queuing of up to 39 cars and voiced concern about 
it being congested.  He stated it is a strange business concept. 

Chairman Rickard asked for the staff report. 

Carter Moran, Planner, gave the staff report.  Mr. Moran stated this is a 7.38-acre property located northeast 
of the intersection of Downers Drive and Butterfield Road.  The address consists of two lots of record.  It 
is zoned B-3, general services and highway business.  All noticing requirements were met and included 
mailing notices, notice published in the newspaper of record and posted signs at the location.  Staff received 
no public comment regarding this proposal.  At a high-level, the proposed development includes the 
constructions of the proposed building, canopy and trash enclosure; the installation of the 39 stacking 
spaces, along with the 18 overflow stacking spaces extending to the east.  There are landscape islands going 
in at the endcaps of all the existing parking aisles.  These were requested by staff to improve pedestrian 
safety and the circulation of traffic throughout the lot without crossing parking aisles.  Renderings were 
shown.  There is no customer access for walk-in orders, therefore no pedestrian connections from nearby 
public rights-of-way were requested by staff.   

Mr. Moran further stated that the PUD items include the construction of the trash enclosure in the street 
yard between the proposed building and Downers Drive; reduction of the total number of parking stalls 
serving the shopping center, which would be 320, which does meet a requirement of 4 per 1,000 square feet 
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of tenant space for a shopping center; and the building of two primary structures on one lot of record.  The 
traffic and parking study was briefly reviewed. 

Mr. Moran then stated that the proposal accomplishes the goals of the comprehensive plan by promoting 
out-lot development along Butterfield Road and repurposing parking lots to meet changing retail conditions.  
The site’s location close to major highways makes it an appropriate site.  Regarding land use, there are 
fewer concerns about increased traffic in residential areas and takes advantage of its location along two 
major highways.  Lastly, he stated that based on the petitioner’s proposed development with staff revisions, 
staff recommends approval of the proposed PUD, special use and map amendment.  Slides were shown of 
the review criteria of the three entitlement items requested by the petitioner. 

Chairman Rickard asked if there were questions for staff. 

Commissioner Lincoln asked, in a similar situation with a big box store and an out-lot, if it would require 
a PUD.  Staff responded it is more than just the subdivided out-lot.  Deviations were also being requested 
for the parking.  The second building on one lot is another trigger for the PUD.  Commissioner Lincoln 
clarified that there really is no other place to put the trash and that that is why the PUD is required.   

Chairman Rickard confirmed that the existing pavement lines are existing nonconformities that are being 
noted and there is no change as a result of this application.  The placement of the dumpster was discussed.  
The reduction in shopping center parking spaces, Chairman Rickard asked staff if those parking lots are 
generally overparked to begin with and that that asphalt is vacant a majority of the time.  Staff’s responded 
that there was sufficient parking on the site based on the traffic and parking study.  

Chairman Rickard asked for last comments from the petitioner.  Petitioner declined. 

Chairman Rickard asked the Commissioners for discussion or comments. 

Commissioner Patel stated he is supportive and the design has been thoughtfully put together with a lot of 
intention with queuing stacking and other challenges at other locations.  He feels comfortable that it is 
enclosed within the parking lot site and thinks the standards have been met. 

Commissioner Frankovic stated that, having seen the Naperville location at its peak, she was concerned 
about how this was going to fit into the village, but states this is probably the best possible location for this 
business in the village.  She thinks the plan is very well thought out.  She reiterated her concern about 
pedestrians but understands it is mainly a drive-through business.  She feels all the standards for approval 
have been met. 

Commissioner Lincoln agrees with Commissioner Frankovic with it being in the parking lot and the 
location.  He is not really concerned with the PUD and trash enclosure.  He is happy to see the decrease in 
impervious area and glad to hear there are some deliberative steps on behalf of the village to change their 
parking regulations.  They are oversaturated with parking in all the business districts and this is a great reuse 
of area.  They have talked about many different ways they are going to reduce the impact.  He is in favor of 
approval. 

Chairman Rickard stated he thinks the layout works well.  If the queue line backs up beyond what is shown, 
it backs up into a dead part of the parking lot and not into a street or drive aisle that will cause any issues.  
He likes the location of the dumpster.  Regarding the special permit for the drive-through window, it is not 
near a residential area, and it is kind of isolated down in a hole, and noise from an order board or headlights 
shining are not a concern.  He supports it. 
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BASED ON THE PETITIONER’S SUBMITTAL, THE STAFF REPORT AND THE TESTIMONY 
PRESENTED, IT IS FOUND THAT THE PETITIONER HAS MET THE STANDARDS OF 
APPROVAL OF A PLANNED UNIT DEVELOPMENT, A MAP AMENDMENT FROM B-3 
GENERAL SERVICE AND HIGHWAY BUSINESS TO B-3/PUD, GENERAL SERVICES AND 
HIGHWAY BUSINESS PLANNED UNIT DEVELOPMENT AND A SPECIAL USE TO 
CONSTRUCTION AND OPERATE A DRIVE-THROUGH RESTAURANT AS REQUIRED BY 
THE VILLAGE OF DOWNERS GROVE ZONING ORDINANCE AND IT IS IN THE PUBLIC 
INTEREST, AND THEREFORE, COMMISSIONER LINCOLN MADE A MOTION THAT THE 
PLANNING AND ZONING COMMISSION RECOMMEND TO THE VILLAGE COUNCIL 
APPROVAL OF 25-PZC-0034, SUBJECT TO THE CONDITIONS AS OUTLINED IN THE STAFF 
REPORT NUMBERED 1 AND 2. 

SECOND BY COMMISSIONER FRANKOVIC 

ROLL CALL: 

AYE:  PATEL, LINCOLN, FRANKOVIC, REYES, WOLF, CHAIRMAN RICKARD 

MOTION APPROVED.  VOTE 6-0 

THE MEETING WAS ADJOURNED UPON MOTION BY COMMISSIONER LINCOLN, 
SECOND BY COMMISSIONER FRANKOVIC.  MOTION PASSED UNANIMOUSLY BY VOICE 
VOTE. 

/s/      
 Recording Secretary 

(As transcribed by Ditto Transcripts) 



  
 

VILLAGE OF DOWNERS GROVE 
REPORT FOR THE PLANNING AND ZONING COMMISSION 

FEBRUARY 2, 2026 AGENDA 
 

 
SUBJECT:                                              TYPE:                                      SUBMITTED BY: 

25-PZC-0040 
Esplanade at Locust Point PUD Amendment  Jason R. Zawila, AICP 

Planning Manager 

 
REQUEST 
The petitioner is requesting approval of a Planned Unit Development amendment to Planned Unit Development 
#31, Esplanade at Locust Point to add hospital as an allowed use in PUD #31.   
 
NOTICE 
The application has been filed in conformance with applicable procedural and public notice requirements. 
 
GENERAL INFORMATION 

  
APPLICANT: Hamilton Partners 
 1901 Butterfield Road, Suite 270 
 Downers Grove, IL 60515 
 
OWNERS: HP/AG Esplanade at Locust Point Land Limited Partnership 
                                     1901 Butterfield Road 
                                    Downers Grove, IL 60515 
  

 Hamilton Partners     Kircher, Albert 
 300 Park Boulevard, Suite 201    147 N. Julian Street, 1A 
 Itasca, IL 60143      Naperville, IL 60540 

Coopers Hawk 
3500 Lacey Suite 1000 
Downers Grove, IL 60515 

Hamilton Partners 
1901 Butterfield Road, Suite 270 
Downers Grove, IL 60515 

Hamilton Partners, Inc. 
PO Box 3664 
Oak Brook, IL 60522 

Hamilton Partners 
300 Park Boulevard, Suite 201 
Itasca, IL 60143 

DG Hotels, LLC 
2111 Butterfield Road 
Downers Grove, IL 60515 

Esplanade I Spe, LLC 
300 Park Boulevard, Suite 201 
Itasca, IL 60143-3106 

AM Society GI Endoscopy 
3300 Woodcreek Drive 
Downers Grove, IL 60515 

Green State Credit Union 
PO Box 800 
North Liberty, IA 52317-0800 

Midwestern University 
555 31st Street 
Downers Grove, IL 6051 

KORE 3500 Lacey Owner, LLC 
6500 Quebec Street, Suite 300 
Greenwood Village, CO 80111 
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PROPERTY INFORMATION 
 

EXISTING ZONING: O-R-M/PUD #31, Office-Research Manufacturing  
EXISTING LAND USE: Business Park 
PROPERTY SIZE: 102 Acres of Land 
PINS: 05-25-413-009; 05-25-415-009, -010; 05-36-200-009, -011; 05-36-202-008, -

015, -016, -017; 05-36-400-017; 06-30-301-007; 06-30-304-002, -003; 06-30-
305-003; 06-31-100-019, -020, -021, -022, -023, -025, -027, -028, -029; 06-31-
103-001, -002, -005, -006, -007 

 
SURROUNDING ZONING AND LAND USES 

  ZONING     FUTURE LAND USE 
East: Tollway Right-of-Way                  N/A   
WEST: O-R-M, Office-Research-Manufacturing/PD #20   Office Corporate Campus 
 R-1, Residential Detached House 1     Park and Open Space 
NORTH: B-3, General Services and Highway Business    Regional Commercial 
 B-1, Local Business (DuPage County)     DuPage County  
SOUTH: O-R-M, Office-Research-Manufacturing    Office Corporate Campus  

 
 
ANALYSIS 

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

1. Project Narrative  
2. Entitlement Criteria 

 
PROJECT DESCRIPTION 
The petitioner is requesting approval of a Planned Unit Development amendment to Planned Unit 
Development #31, Esplanade at Locust Point to add hospital as an approved allowed use within PUD #31.   
The petitioner is not proposing, nor is this case considering, a specific hospital development. 
 
PUD #31 was approved in 1990 with a master site development plan that identified a variety of office 
buildings, open space, transportation and roadway improvements. The PUD was amended multiple times 
since 1990 to allow for different building layouts, developments and uses.  Further discussed below, through 
the PUD approval process, the Village Council may approve use types that are not allowed in the underlying 
zoning district.  With the initial approval in 1990, a set of permitted uses were approved that are not allowed 
in the underlying O-R-M, Office Research-Manufacturing District.  In 1998, this list was further amended 
to allow drive through banks.  In 2022, the PUD was amended to add multi-family residential as an approved 
allowed use within PUD #31, and a multi-family development was subsequently approved in 2024, but 
construction never commenced.   
 
Currently, the PUD includes approximately 2.1 million square feet of office space including office buildings 
at 1902 and 2001 Butterfield Road, as well as 3250 and 3450 Lacey Road.    The PUD also includes the 
Double Tree Guest Suites Hotel, Cooper’s Hawk Restaurant, Midwestern University and a daycare center.  
The approved Master Plan for this Planned Unit Development did not originally anticipate a hospital 
component; however, longer term market factors have led the owner to consider other compatible uses as 
part of the overall site.   
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The underlying zoning district of the Planned Unit Development is O-R-M, Office-Research-
Manufacturing.  This zoning district does not provide for hospital uses. Should a hospital be approved as a 
use in this PUD, any applicant proposing the construction of a hospital will be required to go through the 
entitlement process.  At that time, a detailed development plan, including all zoning, architectural, 
engineering, parking, traffic and stormwater management plans, will be reviewed for compliance with the 
Comprehensive Plan and appropriate Village Ordinances through a PUD Amendment.   
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  
The Guiding DG Comprehensive Plan’s Future Land Use Map designates the subject property as Office.  
Office uses are defined as large-scale office buildings and complexes, office parks, and small individual 
offices.  The petitioner is proposing to add hospital as an allowable use to the PUD.   The following 
recommendations are found in the Comprehensive Plan, that supports the proposed use:  
 
Community Facilities and Infrastructure 

• Continue partnerships with local healthcare providers to assess the community’s healthcare needs 
and identify gaps in services. 

 
Land Use and Development - Land Use Plan 

• Commercial uses should be located in areas with a regional draw of a corridor where they will 
benefit from access and visibility without significantly contributing to traffic or impact on nearby 
residential areas. 

 
Economic Development – Continue the Business-Friendly Environment 

• Foster partnerships between schools, colleges, and universities such Midwestern University, 
College of DuPage, and employers to increase access to and awareness of internships, vocational 
training, and education in skilled trades in alignment with economic opportunities 

 
Economic Development – Enhance Industrial and Office Uses 

• The Village should continue to support office development along the I-88, I-355, and Butterfield 
Road corridors. 

• Maintain existing Class A office buildings to support long-term economic vitality. 
 
Economic Development – Continue Investment in the Butterfield and Finley Road Area 

• Ensure that the Butterfield Road corridor is resilient to changing commercial and office market 
conditions. 

• Maintain quality of life for the corridor’s residents and ensure access to businesses and jobs. 
• Continue to partner with private developers to promote and reposition existing commercial centers 

to adapt to evolving retail habits and consumer preferences and enhance economic vitality. 
• Leverage the unique location of this corridor adjacent to two highways to attract new retail and 

office tenants. 
• Encourage the completion of Esplanade, which still has vacant lots. With excellent visibility and 

access, these parcels could accommodate additional office, restaurants, retail and multi-family 
developments. 

 
The proposed request is consistent with the Guiding DG Comprehensive Plan. 
 
COMPLIANCE WITH ZONING ORDINANCE 
The underlying zoning district of the PUD is O-R-M, Office-Research-Manufacturing.  This zoning district 



25-PZC-0026; Esplanade at Locust Point         Page 4 
February 2, 2026  
 
 

 

does not provide for hospital uses.  Earlier amendments provided for certain uses as identified in the 
attached list, in addition to those uses normally found in the O-R-M Zoning District.    
 
An amendment to PUD #31 is requested per VoDG Section 28.4.030(g) which states the following: 
 

(g) Allowed Uses. The uses to be allowed in a PUD must be identified as part of the PUD approval 
process along with all applicable conditions or supplemental use regulations that apply to such uses. 
Unless otherwise expressly stated, the Village Council may, through the PUD approval process, 
approve use types that are not allowed in the underlying zoning district as a means of 
accommodating mixed-use developments, housing diversity, economic development opportunities 
and promoting other Village policies. 

 
NEIGHBORHOOD COMMENT 
Notice was provided to all property owners 250 feet or less from the property in addition to posting public 
hearing notice signs and publishing the legal notice in the legal notice in the Daily Herald. Staff received 
one inquiry that was general in nature inquiring about the proposal.  The Village is also in receipt of the 
attached letter from the Downers Grove Economic Development Corporation.  
 
STANDARDS OF APPROVAL 
The petitioner is requesting approval of a Planned Unit Development Amendment to PUD #31.  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. 
 
Section 28.12.040.C.6 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. 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. 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.  

 
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 Final Planned Unit Development 
Amendment, staff has prepared a draft motion that the Planning and Zoning Commission may make for the 
recommended approval of 25-PZC-0040: 
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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 Planned Unit Development #31 Amendment 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-00, which will add hospital uses as an allowed use in PUD #31 

 
Staff Report Approved By: 

 

Stanley J. Popovich, AICP 
Director of Community Development  
 
SP:jz 
-att 
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Hamilton Partners 

The Esplanade at Locust Point – Planned Unit Development #31 

Proposed Hospital Use 

 

Project Narrative 

 

Hamilton Partners owns approximately 13 acres of property in the Esplanade at Locust 
Point and is seeking an amendment to Planned Unit Development #31 (“PUD #31”) to add 
“Hospital” as an allowed use.  Hamilton Partners is not proposing a specific Hospital 
development at this point in time but rather is seeking acknowledgement that a Hospital use can 
be an allowed use in PUD #31. 

Over the past several years, various uses for Hamilton Partners’ property have been 
presented, including both commercial and residential development. Due to market conditions 
these developments have not moved forward.  A possible Hospital user for the property is 
interested in developing the property with a new Hospital, however neither PUD #31 nor the 
underlying ORM (Office-Research-Manufacturing) District allow use of the property for a 
Hospital. 

PUD #31 was historically intended to be developed with large office buildings, but 
changes in the way people work after the pandemic and economic conditions have made it 
increasingly difficult to develop new office space.  A Hospital use is a compatible commercial 
use with surrounding office and other commercial uses, that would maintain the larger scale of 
buildings that were contemplated for PUD #31.   

As demonstrated in the attached responses to the Review and Approval Criteria for 
Planned Unit Developments, adding a proposed Hospital use in PUD #31 is consistent with the 
Comprehensive Plan and the Butterfield Road Corridor Plan.  The proposed Hospital use will be 
an economic engine for the Village and the region, bringing a large number of new high-quality 
jobs.  The Hospital use will also result in increased use of nearby commercial businesses as a 
result of the rise in people to the area - employees, patients, and visitors of the Hospital use.   

Should the Hospital use be added as an allowed use in PUD #31, any specific Hospital 
development would be required to finalize a proposed development plan in detail and request 
approval of a separate PUD Amendment.  Hamilton Partners believes that all criteria for review 
and approval of a PUD Amendment can be satisfied in order for the Hospital use to be added as 
an allowed use in PUD #31. 

 



Village of Downers Grove www.downers.us 850 Curtiss Street
Community Development 630-434-5515 Downers Grove, IL 60515

form updated 11/1/2024

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

Section 28.12.040.C.6. Review and Approval Criteria (Planned Unit Development) 
The decision to amend the zoning map to approve a PUD 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:

The zoning map amendment review and approval criteria of Sec. 12.030.I.
See the analysis of zoning map amendment review and approval criteria in separate document.

Whether the proposed PUD plan and map amendment would be consistent with the Comprehensive 
Plan and any other adopted plans for the subject area.

Whether PUD plan complies with the PUD overlay district provisions of Sec. 4.030.

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.

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.

Review and Approval Criteria

Esplanade at Locust Point - Planned Unit Development #31

Not applicable.

Please see attached response.

Please see attached response.

Please see attached response.

Please see attached response.
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Hamilton Partners 

The Esplanade at Locust Point – Planned Unit Development #31 

Planned Unit Development Review and Approval Criteria 

Response to Section 28.12.040.C.6 – Review and Approval Criteria (Planned Unit 
Development) 

 

1. The zoning map amendment review and approval criteria of Sec. 12.030.I. 
  

Not applicable. 
 
2. Whether the proposed PUD plan and map amendment would be consistent with the 
Comprehensive Plan and any other adopted plans for the subject area. 
 

The proposed PUD amendment to allow a Hospital use would does not fall squarely 
within the Comprehensive Plan's recommendation that the subject property be developed with 
office uses, multi-family residential, hotel, and other small-scale commercial uses to support 
office uses. 

However, the proposed PUD amendment to allow a Hospital use would further many of 
Comprehensive Plan’s Goals and Key Recommendations, including the following:  

1. The Hospital use would facilitate the creation and enhancement of mixed-use 
areas that include offices, commercial and retail space and other community amenities. 

2. The Hospital use would encourage infill development to efficiently use vacant or 
underutilized land for commercial uses. 

3. The Hospital use would achieve the recommendation that mixed-use 
developments could be appropriate within the Esplanade.  The Hospital use would be 
complementary to other existing uses within the Esplanade. 

4. The Hospital use will encourage a balanced mix of land uses to adequately 
provide services, conserve natural resources, and disperse amenities. 

5. The Hospital use will support the recommendation that the completion of 
Esplanade, which still has vacant lots, should be encouraged. 

6. The Hospital use will also support the Comprehensive Plan goal of supporting 
evolving healthcare needs - the Village should collaborate with providers, assess community 
priorities, and explore partnerships with Midwestern University to expand services.    

The Comprehensive Plan further encourages the Village to continue to examine 
development regulations to ensure commercial nodes and corridors are adaptable for future 
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market conditions, ensuring their long-term relevance and viability within Downers Grove and a 
Hospital use within Esplanade would support these goals.   

The proposed PUD amendment would also conform with the Butterfield Road Corridor 
Plan which describes the Butterfield Road corridor as a regional employment center, making it 
an economic driver for surrounding communities. A Hospital use would fit well within that 
description since the Hospital use would bring a high number of jobs, patients, and visitors to the 
region.   The Corridor Plan, specifically Economic Development Strategy 1.2, advises supporting 
locally serving uses, such as medical care, by marketing the corridor for service-oriented uses.  
Economic Development Recommendation 2 advises that commercial real estate has been 
increasingly vacant in the corridor and recommends working collaboratively to activate vacant 
properties and market the corridor across municipal boundaries to developers and consumers.  A 
PUD amendment to allow a Hospital use would follow these described recommendations and 
strategies by allowing a medical care (Hospital) use and by allowing for activation of vacant 
property in the corridor. 

 
3. Whether PUD plan complies with the PUD overlay district provisions of Sec. 4.030. 
 

The PUD amendment to allow a Hospital use would achieve the following objectives of 
Sec. 4.030:  

1. It would allow a Hospital use, a use that is not otherwise allowed in the ORM 
District.  Sec. 4.030(g) allows uses in a PUD that may not be otherwise allowed in the underlying 
zoning district as a means of accommodating mixed-use development and economic 
development opportunities. A Hospital use in Esplanade would allow for Esplanade to be a 
mixed-use development and a Hospital use would create high quality economic development 
opportunities by providing high quality jobs in the Village, along with a high number of 
employees, patients, and visitors to the development who will use other surrounding commercial 
developments within the Village. 

2. It would allow a new Hospital use which would allow Esplanade to be a multi-use 
development and would encourage further completion of Esplanade. 

3. It would allow for flexibility and creativity in responding to changing economic 
and market conditions allowing greater public benefits than could be achieved using 
conventional zoning and development regulations.  The Hospital use will bring high quality jobs 
and new visitors and patients to the Village who will use existing commercial uses in the area, 
allowing for new economic growth to the Village. 

4. It would allow for the Village to ensure high-quality buildings and improvements 
that are compatible with surrounding areas.  While this PUD Amendment only contemplates 
allowing the Hospital use in the PUD, any future Hospital user would need to further amend the 
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PUD to allow for a specific Hospital development, giving the Village the opportunity to ensure 
any proposed Hospital building is compatible with the surrounding area. 

 
 
 
4. 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. 
 

The proposed Hospital use would result in several public benefits that are equal to those 
that would have resulted from development under the existing PUD.  These benefits include 
access to high-quality healthcare services for not only the Village, but the region; high-quality 
development of a vacant site in the Esplanade; expansion of the Village’s healthcare ecosystem; 
high-quality job growth, and increased support from employees, patients and visitors to the 
Hospital for nearby commercial businesses and properties. 

 
5. 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. 
 

Any proposed Hospital user will work with the Plan Commission, Village Council, and 
Village staff on terms and conditions in a PUD Amendment for a specific Hospital development 
which will protect the interests of surrounding property owners and residents, existing and future 
residents of Esplanade, and the general public. 

 
 
 



PUD#31 – Esplanade at Locust Point  
List of Exceptional Permitted Uses (Approved 1990) 
 

• Art supply stores 
• Art galleries  
• Barber and beauty shops 
• Book, stationary and office supply 

stores;  
• Camera and photograph developing and 

processing shops;  
• News stands;  
• Employee agencies;  
• Florist shops; 
• Food stores not to exceed 5,000 square 

feet each;  
• Bakeries and delicatessens;  
• Haberdasheries, wearing apparel shops 

and tailor shops; Jewelry and gift shops;  
• Business school;  
• Shoe stores and repair shops;  
• Automobile rental agencies;  
• Dry cleaners; Health clubs; 
• Travel agencies;  
• Quick print shops;  
• Opticians and optical supply stores;  
• Computer and related supply stores;  
• Antique shops;  
• Candy and ice cream shops;  
• Catering establishments;  
• China and glassware stores; 

• Clothing and costume rental shops;  
• Electrical and household appliance 

stores, including radio and television 
sales;  

• Furrier shops; 
• Furniture stores;  
• Hobby shops;  
• Leather goods and luggage stores; 
• Liquor stores, package goods only;  
• Loan offices;  
• Motels;  
• Musical instruments, sales and repair;  
• Optometrists;  
• Photograph developing and processing 

shops;  
• Photographer;  
• Picture framing establishments; 
• Private clubs or lodges;  
• Restaurants internal to other uses and 

having less than 125 seats;  
• Schools - music, dancing, or trade; 
• Sporting goods stores;  
• Bank with a drive through (amended in 

1998) 
• Multi-family residential (amended in 

2022) 

• Toy shops;  
• Variety stores. 



 
Village of Downers Grove – Planning & Zoning Commission 

To: Jason Zawila, Planning Manager 
Date: January 23, 2026 
RE: Letter of Support – 25-PZC-0040 

 

Dear Planning & Zoning Commissioners, 

On behalf of the Downers Grove Economic Development Corporation (DGEDC), I am pleased to express 
our strong support for the petitioner’s request in Case No. 25-PZC-0040 to amend Planned Development 
#31 to allow hospital use within the PUD. 

Over the past eleven months, the DGEDC has worked closely with the petitioner and believes this 
proposed amendment represents a logical and strategic use for the business park. A hospital use is well-
suited to current market conditions and would introduce a high-quality, employment-generating 
investment that complements surrounding development. Notably, this amendment creates a clear 
opportunity to activate a vacant 13-acre parcel within the PUD and has the potential to catalyze 
additional development on adjacent sites, as well as on other underutilized parcels within the Esplanade 
Business Park and along the broader Butterfield Road corridor. 

The proposed amendment also aligns directly with the Butterfield Road Corridor Plan in the Village’s 
2025 Comprehensive Plan. Specifically, it supports the Plan’s goals to ensure the corridor remains 
resilient to changing commercial and office market conditions, while maintaining quality of life and 
access to jobs and services for residents. 

Additionally, this change advances the Comprehensive Plan’s recommendations for the Esplanade 
Business Park by encouraging development of remaining vacant lots and leveraging the corridor’s 
proximity to two major highways to attract complementary office, medical, and retail uses. 

For these reasons, the DGEDC respectfully urges the Planning & Zoning Commission to support the 
proposed amendment to Planned Development #31 as a meaningful step toward long-term economic 
vitality and strategic growth for the Village of Downers Grove. 

Sincerely, 

 
Bryan Gay 
President & CEO 
Downers Grove Economic Development Corporation 

 



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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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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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. 



25-PZC-0022, 5112-5120 Forest Avenue and 1108-1118 Curtis Street                             Page 7 
February 2, 2026 

 

  

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  



































































































































































































































































































DEPARTMENT OF COMMUNITY DEVELOPMENT 
MEMO 

 
 
 

To: Planning and Zoning Commission 
From: Stan Popovich, AICP 

Director of Community Development 
File #  26-PZC-0002 

Zoning Ordinance Update 
Date:   February 2, 2026 

 
Background 
 
In 2025, the Village adopted the Guiding DG plans, including the Active Transportation Plan (ATP), the 
Comprehensive Plan (CP), and the Environmental Sustainability Plan (ESP).  The CP included an 
implementation chapter that identified updating the Zoning, Building and Subdivision Ordinance as a key 
item to be completed.  The Zoning Ordinance is the primary regulatory tool that is used to implement the 
vision of the Guiding DG plans.   
 
The ATP, CP and ESP included a variety of recommendations that can be considered when updating the 
Zoning Ordinance.  At the February 2, 2026 meeting, staff will review the recommendations from the 
Guiding DG plans that are relevant to the Zoning Ordinance update as shown below and will review the 
anticipated schedule.   
 

Guiding 
DG  
Plan 

Guiding 
DG  

Chapter 
Planning Concept 

Housing 

CP 4, 7 Consider allowing Accessory Dwelling Units (ADUs) in single family residential 
zoning districts 

CP 5,7 Consider introducing duplexes, small-scale multiple family to single family residential 
zoning districts 

CP 5 Consider offering density bonuses for attainable-housing projects 

CP 9 Consider offering density bonuses that encourage restoration and adaptive reuse of 
heritage structures 

Mixed-Use Development 

CP 4,7 Encourage mix of retail, service, office and multi-family in neighborhood commercial  
areas 

CP 5,6,7 Review Zoning Ordinance to ensure shops, restaurants, entertainment and high-density 
housing are allowed in mixed-use developments 

CP 4,7 Review Zoning Ordinance to ensure mixed-use developments are allowed in the 
following areas: 

    o Downtown  o Fairview 
    o 75th Street  o Belmont Road Focus Area 
    o Ogden Avenue o Esplanade 
    o Butterfield Road  

CP 7 Examine use list to promote entertainment uses in the Downtown  
  



Guiding 
DG  
Plan 

Guiding 
DG  

Chapter 
Planning Concept 

Environmental 
CP 

ESP 
5 

2,5 Consider updating the outdoor lighting code to a dark sky lighting code 

CP 5 Consider encouraging bird friendly glass in multi-family buildings 
ATP 
CP 

4 
7,8,9, 10 

Consider updating EV charging regulations, including charging areas and parking 
areas  

CP 
ESP 

7,8,9, 10 
3 Consider updating landscaping requirements to require native plantings 

ESP 5 Examine regulations related to solar, geothermal and small scale wind  
ESP 2 Examine solar canopy location regulations  

Parking 
CP 6,7 Re-examine shared parking agreement regulations 
CP 6,7 Examine parking requirements to encourage outlot redevelopment  
CP 

ESP 
6,7 
3,4 Examine parking requirements to encourage additional green space 

CP 8 Examine micromobility and bike parking requirements 
 

Schedule 
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