
 

 

 
NAPERVILLE PLAN COMMISSION 

COUNCIL CHAMBERS – MUNICIPAL CENTER 

FINAL AGENDA 

01/20/2010 - 7:00 PM 

 

CALL TO ORDER: 

 

A. Roll Call 

 

B. Approve Minutes 

 

1. January 6, 2010 Minutes 

 

C. Old Business 

 

D. Public Hearings 

 

1. PC Case # 09-1-186   204-226 W. Van Buren 

Petitioner: Semper Fi Properties, LLC 

Location: Southwest corner of Van Buren and Webster 

Official Notice: Published in the Naperville Sun Wednesday, 

December 30, 2009 

Request: The petitioner requests approval of a preliminary/final plat of 

subdivision with associated variances to combine four lots (1.008 

acres) zoned TU (Transitional Use) into a single, legal lot of record 

and construct a 3-story, 24-unit residential condominium building. 

 

E. Reports and Recommendations 

 

F. Correspondence 

 

G. New Business 

 

H. Adjournment 

 

 

Any individual with a disability requesting a reasonable accommodation in order to 

participate in a public meeting should contact the Accessibility Coordinator at least 

48 hours in advance of the scheduled meeting.  The Accessibility Coordinator can be 

reached in person at 1350 Aurora Avenue, Naperville, IL., via telephone at 630-420-
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6725 or 630-305-5205 (TDD) or via e-mail at manningm@naperville.il.us.  Every 

effort will be made to allow for meeting participation. 
 

mailto:manningm@naperville.il.us
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 MINUTES 

NAPERVILLE PLAN COMMISSION 

January 6, 2010 - 7:00 P.M. – COUNCIL CHAMBERS 

 

Call to Order   

 

                                       Time: (7:00pm) 

A. Roll Call 

Commissioners:  

 

 

 

 

 

 

 

 

Student Members: 

 Present: 

Mike Brown, Chairman              

Ann Edmonds, Vice Chairman 

                                                Patty Gustin, Secretary 

                                 John Herzog                               

                            Paul Meschino 

                                                                Timothy Messer                                 

                                                                   Patricia Meyer 

                                                                 Reynold Sterlin 

Janet Trowbridge 

 

Thomas Stancey 

Kelsey Stimple 

Yes 

X 

X 

X 

X 

X 

X 

X 

 

X 

 

X 

X 

No 

 

 

 

 

 

 

 

X 

 

 

 

 

Staff Present:  

 

Community Planner – Amy Emery 

Project Assistant – Dina Hagen 

B. Approve 

     Minutes 
     12/2/2009 

Motion to approve by: Meyers 

Seconded by: Gustin 

Approved 

  (8 to 0) 

C. Old Business None  

D. Public Hearings 

PC 09-1-171 

Naper Blvd PAS 15I 

Petitioner: City of Naperville, Department of Public 

Utilities, 400 S. Eagle Street, Naperville, IL 60540 

Location: 6S564 Naper Boulevard 

Request: Approval of zoning classification of R1 (Low 

Density Residence District) upon annexation of the 

subject property, approval of a preliminary/final plat of 

subdivision and a conditional use for the purposes of 

constructing and operating a public utility facility. 
 

(Published in the Naperville Wednesday December 16, 2009) 

 

 Chairman Brown indicated that due to a notification issue 

the public hearing for PC Case #9-1-171 will not be held 

until February 4, 2010. Mailed notification, sign posting 

and a notification in the Naperville Sun will be completed 

prior to this new public hearing date. 

 

 

PC 09-1-173 

Springbrook Square 

Petitioner: Bushnell Land Development 1964 Springbrook 

Square Drive Naperville, Illinois 60540 

Location: Southeast corner of IL Route 59 and 83
rd
 Street 
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Naperville Plan Commission 

January 6, 2010 

Page 2 of 6 

 

Lot # 1 

 

Naperville Illinois 

Request: Approve a major change to the Springbrook 

Square PUD to change the permitted uses on Lot 1 to 

allow mixed use of the site to accommodate future retail, 

professional office and/or medical office tenants.   
 

(Published in the Naperville Sun on Wednesday 

December 16, 2009) 

 Staff Presentation: Community Planner Amy Emery 

presented an overview citing: 

• The municipal code requires a major change be processed 

if the land use within a PUD changes. 

• The requested land use is allowed within the B2 zoning 

district. 

• No changes to the layout, landscaping, parking or building 

on Lot 1 are requested.  The site complies with all 

municipal code requirements. 

 

 Petitioners Presentation: 

• No presentation was provided by the petitioner. 

 

 Public Testimony: 

• No public testimony was provided. 

 

 Plan Commission Questions / Discussion: 

• Commissioner Trowbridge received clarification 

from Ms. Emery that a major change to a PUD is 

required by the municipal code if a land use 

change is requested.  The approved PUD allows 

for only retail use on Lot 1.  The petitioner is 

seeking to also allow medical and professional 

office uses. 

• Commissioner Gustin received clarification from 

Ms. Emery that the B2 zoning district allows for 

office uses.  

• Commissioner Edmonds inquired as to staff’s 

position with respect to the original intent for retail 

on Lot 1. Ms. Emery stated that staff views the 

expansion of market opportunities for Lot 1 (to 

also include medical or professional office) as a 

positive benefit for the Springbrook Square PUD.  

The overall PUD includes a mix of retail and 

office uses.  As such the proposed use of Lot 1 is 

compatible. 

 

 Motion to Close the Public Hearing: 

Motion by: Trowbridge 

Seconded by: Herzog 

 

Approved  

 (8 to 0) 

DRAFT - Plan Commission -  1/20/2010 -  4

Page: 4  -  Agenda Item: B.1.



Naperville Plan Commission 

January 6, 2010 

Page 3 of 6 

 

 Motion: Approve a major change to the Springbrook 

Square PUD to change the permitted uses on Lot 1 to 

allow mixed use of the site to accommodate future retail, 

professional office and/or medical office tenants.   

 

 Motion by:  Meyer 

Seconded by:  Gustin                                         

Approved  

 (8 to 0) 

E. Reports None  

F. Correspondence 

 

None  

G. New Business  

 

None  

H. Adjournment 

 

Motion to Adjourn: 

Motion by: Gustin 

Seconded by: Meyer                                  Time:  7:08pm                       

 

Approved 

 (8 to 0) 
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PC CASE: 09-1-186 

SUBJECT: PC Case # 09

Petitioner: Semper Fi 

Location: Southwest corner of Van Buren and Webster

 

Official Notice: Published in Naperville Sun 

 

Request: The petitioner requests approval of a preliminary/final plat of 

subdivision with associated variances to 

zoned TU (Transitional Use) into a single, legal lot of record and 

construct a 3

 

  

LOCATION: Southwest corner of Van Buren and Webster

  

�Correspondence �New Business

 

SYNOPSIS: 

The petitioner requests approval of a preliminary/final plat of subdivision with associated 

variances to combine four lots (1.008 acres) zoned TU (Transitional Use) into a single, legal lot 

of record and construct a 3-story, 24

 

PLAN COMMISSION ACTION PREVIOUSLY TAKEN

Date  Item No. Action

   

  

ACTION REQUESTED/RECOMMENDED THIS MEETING

Conduct the public hearing. 

 

PREPARED BY: Amy Emery, AICP, Community Planner

 

EXISTING ZONING, LAND USE, AND LOCATION

The subject site includes four lots located at the southwest corner of Van Buren Avenue and 

Webster Street.  The properties include a total of 1.008 acres zoned TU, Transitional Use in the 

City of Naperville.  Four single family homes 

garages, sheds, etc.) exist on these properties today.  

existing single-family homes and

  

 
 

PLAN COMMISSION 

AGENDA ITEM  

 AGENDA DATE: 1/20/2010

PC Case # 09-1-186   204-226 W. Van Buren 

Petitioner: Semper Fi Properties, LLC 

Location: Southwest corner of Van Buren and Webster 

Official Notice: Published in Naperville Sun on Wed., December 30, 2009

Request: The petitioner requests approval of a preliminary/final plat of 

subdivision with associated variances to combine four lots (1.008 acres) 

zoned TU (Transitional Use) into a single, legal lot of record and 

construct a 3-story, 24-unit residential condominium building.

est corner of Van Buren and Webster 

New Business �Old Business ⌧Public Hearing

The petitioner requests approval of a preliminary/final plat of subdivision with associated 

combine four lots (1.008 acres) zoned TU (Transitional Use) into a single, legal lot 

story, 24-unit residential condominium building.   

ACTION PREVIOUSLY TAKEN: 

Action 

ED/RECOMMENDED THIS MEETING: 

Amy Emery, AICP, Community Planner 

EXISTING ZONING, LAND USE, AND LOCATION: 
site includes four lots located at the southwest corner of Van Buren Avenue and 

Webster Street.  The properties include a total of 1.008 acres zoned TU, Transitional Use in the 

Four single family homes and several accessory structures 

exist on these properties today.  The petitioner proposes to demolish the four 

family homes and all accessory structures to accommodate site redevelopment.

1/20/2010 

, December 30, 2009 

Request: The petitioner requests approval of a preliminary/final plat of 

combine four lots (1.008 acres) 

zoned TU (Transitional Use) into a single, legal lot of record and 

unit residential condominium building. 

Public Hearing 

The petitioner requests approval of a preliminary/final plat of subdivision with associated 

combine four lots (1.008 acres) zoned TU (Transitional Use) into a single, legal lot 

site includes four lots located at the southwest corner of Van Buren Avenue and 

Webster Street.  The properties include a total of 1.008 acres zoned TU, Transitional Use in the 

and several accessory structures (detached 

The petitioner proposes to demolish the four 

site redevelopment.  
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CONTROLLING AGREEMENTS AND ORDINANCES: None 

RELATIONSHIP TO OFFICIAL PLAN OF THE CITY OF NAPERVILLE: 
The future land use designation for this site, as adopted in the 2000 Downtown Naperville Plan, 

is “Transitional” to serve as a “transition” between commercial areas and the adjoining 

neighborhoods.  The Downtown Plan includes supplemental guidelines for the specific area in 

question noting that this area should provide for low-intensity office or residential use.  The plan 

goes on to note that while this area will experience pressure for redevelopment and 

intensification as the Downtown Core continues to be improved and enhanced, the area should 

be reserved for transitional uses in order to protect the neighborhoods to the west.   

 

A residential condominium use of the subject properties is consistent with the Downtown Plan. 

Staff has concerns about the degree of transition the proposed structure makes between the 

commercial core and adjacent single family homes.  The requested lot consolidation allows for a 

sizable building envelope resulting in a structure that is more than 180 feet in length - longer 

than the Naper School (approx. 160 feet), Naperville Station Townhomes (approx. 130 feet), and 

more than half the length of the Main Street Promenade.  The proposed structure is of a scale 

more similar to uses in the B4 (Downtown Core) than the outlying R2 (Single Family and Low 

Density Multiple-Family) zoning district.   

 

NATURAL FEATURES:  

The grade of the subject properties falls approximately nine (9) feet from the western project 

limits along Van Buren Avenue to the intersection with Webster Street.  The property also slopes 

from south (high point) to north.  34 trees exist on the subject site.  With one exception, the trees 

are of poor quality and include noxious weed species.  All trees are proposed for removal.  

 

PLANNING SERVICES TEAM REVIEW: 

The petitioner seeks approval of a preliminary/final plat of subdivision in order to consolidate 

four lots into a single parcel to construct a 3-story, 24-unit residential condominium building.  In 

order to do so, the petitioner has filed a petition requesting approval of the preliminary/final plat 

of subdivision.  In conjunction with this request, the petitioner also requests approval of the 

following: 

• A variance from Section 6-71-5 (TU, Area Requirements) to reduce the required lot area 

per dwelling unit from 3,500 square feet to 1,815 square feet; 

• A variance from Section 6-71-7 (TU, Yard Requirements) to reduce the rear yard setback 

from the minimum required 25 feet to 5 feet for electric transformer; and 

• A variance from Section 5-10-3:3  (Parkway Landscaping) to reduce the number of 

parkway trees along both the Van Buren Avenue and Webster Street frontages 

 

Lot Area and Setback Variances 

• Lot Area.  The TU district requires 3,500 square feet of lot area per dwelling unit for 

multi-family structures.  This requirement is intended to restrict density to promote a 

transition between the Downtown Core and outlying residential neighborhoods.  Based 

on this requirement a multi-family structure accommodating 12 units could be 

accommodated on the subject property.  The petitioner is seeking to reduce the lot area 
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204-226 W. Van Buren 

January 20, 2010 

Page 3 of 4 

 

per unit requirement to 1,815 to allow 24 units on the subject property.  By comparison, 

Benton Terrace (B4, Downtown Core condominium building) was approved at a ratio of 

1,559 square feet of lot area per dwelling unit and was constructed at a ratio of 1,926 

square feet per unit. 

It is important to understand that the code places no size requirement on individual 

residential condominium units.  As a result, a building of the same scale and height, 

encompassing the same footprint could be constructed (subject to resubdivision) that only 

accommodates 12 units.  Likewise, there is no area requirement for non-residential uses.  

Therefore, if a similar building envelope were designed on the subject property for an 

office use, no area requirement would apply. 

• Yard Requirements.  The requested reduction in the rear yard setback is to accommodate 

an electric transformer at the southeast corner of the building.  The transformer will be  

completely screened by an attached masonry wing wall and solid fence enclosure 

designed to complement the proposed building facade.  In addition, the interior of this 

wall will be used to accommodate necessary gas and electric metering in a way that does 

not detract from the street facade.  All other portions of the principal building adhere to 

the 25-foot rear yard setback in accordance with the provisions contained in the 

Naperville Municipal Code.  The transformer location has been reviewed closely by city 

staff and the Naperville Electric Utility.  The proposed location provides the most 

practical site to serve the proposed structure.   

 

Preliminary/Final Plat of Subdivision  

The petitioner seeks to resubdivide the subject properties into a single legal lot of record. The 

proposed lot encompasses one acre.  The plans are in technical compliance with code 

requirements.   

 

Landscape Plan and Parkway Tree Variance 

The site incorporates perimeter site and parkway trees to frame the building view from adjacent 

streets and buffer adjacent residential properties.  Foundation plantings are also proposed around 

the building and a landscaped courtyard and rooftop garden feature are planned site amenities.  

Staff is working with the petitioner to finalize the landscape plan with necessary technical details 

related to specie sizes and quantities.   

 

The landscape plans for the subject property include improved streetscape (i.e. new widened 

paver brick sidewalks, plantings, light fixtures, etc.) along Van Buren Avenue and Webster 

Street in accordance with guidelines recommended in the Downtown Plan.  The City Forester 

has reviewed plans and has some concern about spacing between the proposed parkway tree 

plantings.  For this reason, a variance to allow for a reduction of up to four (4) parkway trees 

along Van Buren Avenue and two (2) parkway trees along Webster Street is being requested.  

Staff is coordinating with the petitioner to minimize the extent of the reduction thru species 

selection.  Staff supports the requested deviation. 

 

Building Elevations  

The proposed structure is of an Italianate design.  The building includes a blend of stone, brick 

and other quality building materials.  The façade is well articulated and includes a central 
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courtyard space and tower feature.  Efforts have been made to improve pedestrian scale and 

interest through the use of balconies, patios, and metal bay window enhancements.  The 

Downtown Plan recommends a natural pallet of materials.  This has been traditionally applied in 

the form of brick, limestone and similar materials.  The prominence of limestone in a white 

palate on this structure is a departure from buildings found in and around the downtown.   

 

The City of Naperville approved guidelines for the development and redevelopment of TU 

properties in 2006.  The TU Design Guidelines stipulate that roof styles are one of the most 

important design elements of new development.  Furthermore, the guidelines note that an 

appropriate building plan in the TU district will be one that is respectful of the predominate roof 

type of adjacent properties.  Residential properties adjacent to the subject site display a variety of 

roof types including hip, gable and mansard styles.  The office building north of the subject 

property has a flat roof.  The proposed building includes only a flat roof style.  The petitioner 

originally submitted elevations of a building with a false mansard roof.  However, the mansard 

roof did not compliment the architectural style of the building and added ten (10’) feet to the 

height of the structure.  The proposed flat roof design is more consistent with the defined 

architectural style, but not consistent with the stated intent of the transitional area. 

 

The proposed building height at the roof deck is forty feet (40’).  The cornice atop the roof and 

the central tower feature (enclosure for elevator shaft) extend up to fifty (50’) feet in height.  

Section 6-71-8 (TU, Height Limitations) stipulates that the maximum height for all buildings and 

structures shall not exceed forty feet (40’).  However, Section 6-2-4 (Building Height and Bulk) 

allows for ornamental towers, mechanical appurtenances (elevator shafts), and parapet walls and 

similar features (cornice) to be erected to their customary height, regardless of the height 

limitation of the zoning district.  Therefore, the height of the building is in compliance with code 

requirements. 

 

An update to the Downtown Plan is currently underway.  This effort is being coordinated though 

the Downtown Advisory Commission (DAC).  The DAC has not yet considered specific land use 

recommendations, but will do so beginning with their January 21, 2010 meeting and will likely 

continue this discussion in February.  Staff anticipates that there will be a great deal of 

conversation regarding the various land use categories applicable to and around the downtown.  

The design and intent of the TU zoning district, as well as, potential expansion of the downtown 

core, secondary commercial and transitional areas to accommodate development through 2030 

will be addressed in the final plan document.  It is anticipated that a recommended plan draft will 

be forwarded to the Plan Commission in late spring and to City Council this summer.   

 

ATTACHMENTS: 
204-226 W. Van Buren – Application – PC 09-1-186 

204-226 W. Van Buren – Legal Description – PC 09-1-186 

204-226 W. Van Buren – Aerial Location Map – PC 09-1-186 

204-226 W. Van Buren – Public Correspondence – PC 09-1-186 

204-226 W. Van Buren – Plat of Subdivision – PC 09-1-186 

204-226 W. Van Buren – Landscape Plan – PC 09-1-186 

204-226 W. Van Buren – Building Elevations – PC 09-1-186 
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LEGAL DESCRIPTION 

204-226 W. Van Buren Avenue Naperville 

OF PART OF SECTION 13, TOWNSHIP 38 NORTH , 

RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN IN 

DUPAGE COUNTY , ILLINOIS 

P.I.N. Lot 5   07-13-421-003 

P.I.N. Lot 8   07-13-421-004 

P.I.N. Lot 9   07-13-421-005 

P.I.N. Lot 12   07-13-421-006 

 

 

 

 

 

DRAFT - Plan Commission -  1/20/2010 -  18

Page: 18  -  Agenda Item: D.1.



TUTUTUTU

R2

R2 R2

R2

TU TU
TU

TU

TU TU

TU

TU

B4

B4

B4

B4

TU
EA

GL
E 

ST

VAN BUREN AV

WE
BS

TE
R 

ST

/
Transportation, Engineering and
Development Business Group
Questions Contact (630) 420-6694
www.naperville.il.us
January 2010

This map should be used for reference only.
The data is subject to change without notice.

City of Naperville assumes no liability in the use
or application of the data.  Reproduction or redistribution is

forbidden without expressed written consent from the City of Naperville.

City of Naperville
SEMPER FI  204-226 W. VAN BUREN AV.

MI
LL

 S
T

JEFFERSON AV

MA
IN

 S
T

EA
GL

E 
ST WE

BS
TE

R 
ST

VAN BUREN AV VAN BUREN AV

^

204 - 226 VAN BUREN

SUBJECT PROPERTIES

SITE LOCATION

D
R

A
F

T
 - P

lan C
om

m
ission -  1/20/2010 -  19

P
age: 19  -  A

genda Item
: D

.1.



From: Barbara Campbell [mailto:barb_cam@msn.com]  
Sent: Wednesday, January 13, 2010 8:46 AM 
To: Emery-Graunke, Amy 
Subject: Van Buren St. Condominium Development 
 
To Whom It May Concern: 
  
I am a  seven year resident of the City of Naperville.  My address is 29 W. 
Benton, Naperville, Illinois.  Please include this letter in support of the 
proposed Van Buren Street Condominium Development as part of the 
associated public hearing.   
  
The proposed development will have a positive impact on both the City, 
downtown businesses and local School District.  The significant increase in 
the value of these properties will result in increases in revenues that support 
local governmental entities.  In these economic times, this is an important 
consideration in the approval of this project. 
  
As someone who lives in downtown Naperville, I believe that the downtown 
Naperville lifestyle is dynamic and cutting edge!  This development adds 
another significant part to that synergy. I believe that more people should 
have the opportunity to experience this lifestyle, and I therefore support this 
development. 
  
I urge you to support this development and recommend approval of the 
requested variance.   
  
Should you have any questions regarding my support of this project please 
do not hesitate to contact me. 
  
Barbara  A. Campbell 
29 W. Benton 
Naperville, Illinois 60540 
cell 206 619 0244 
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From: Michael Boomgarden [mailto:boomgarden@comcast.net]  
Sent: Wednesday, January 13, 2010 10:01 AM 
To: Emery-Graunke, Amy 
Subject: PC Case 1-9-186, Van Buren Ave. Condominium Development  
 
 

Dear Plan Commission: 
 
We are 22 year residents of the City of Naperville.  Our address is 308 Big Rail Dr., 
Naperville, Illinois 60540-4466.  Please consider this letter in support of the proposed 
Van Buren Avenue Condominium Development as part of the associated public 
hearing.   
 
We have had the opportunity to review the plans for the La Belle 
Cour condominium development.  We believe the development is appropriate given 
its location at the edge of downtown and strongly support its approval.   
  
We have lived in both one of the City's most significant historic homes, the Judge 
Morton Dudley residence, and in a new townhome near Naperville's downtown. The 
proposed limestone building will be a unique addition to downtown Naperville that is 
sensitive to the City's history.  Similar to the old City Hall building now housing La 
Sorella di Francesca, the limestone building material conveys an historically 
appropriate architectural style that belongs in our City.   
  
We understand the proposed development requires a variance from the area 
requirement of the City’s TU Zoning District.  We support this variance due to the 
proximity to other intensive downtown uses.  We also believe that adding 
residences in the downtown is an important component of creating and maintaining a 
vibrant downtown.  We live in the Naperville Station townhome development and 
have seen how such a multi-family development can contribute to the vitality of the 
downtown business district, while adding substantially to the City's tax base.  
  
The proposed density is appropriate given the attention to outdoor spaces.  The patios, 
the rooftop gardens and the courtyard all provide ample space for the development’s 
residents.  Additionally, the proposed density is environmentally conscious and 
consistent with emerging trends in development.  A high quality residential 
development such as this is a much needed addition to the downtown area.   
  
In summary, we believe La Belle Cour will be a tremendously positive addition to 
downtown Naperville.  
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Should you have any questions regarding my support of this project please do not 
hesitate to contact us 
 
Thank you for your consideration of our comments.  
 

Sincerely, 
 

Michael & Victoria Boomgarden 
308 Big Rail Dr.  
Naperville, IL. 60540 
Tel. 630.881.0125 
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1 South Elevation

SCALE: 1/8"   =    1'-0"

2 West Elevation

204-226 W. Van Buren Avenue
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These plans are schematic and are subject to further refinement for compliance with code
required exiting, life safety improvements and coordination with existing systems.
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