
A G E N D A 

SPECIAL MEETING OF THE MAYOR AND BOARD OF TRUSTEES OF THE VILLAGE OF 
WILLOWBROOK, COMMITTEE OF THE WHOLE, TO BE HELD ON MONDAY, APRIL 24, 
2023, AT 5:30 P.M. AT THE COMMUNITY RESOURCE CENTER (CRC), 825 MIDWAY 
DRIVE, WILLOWBROOK, IL, DUPAGE COUNTY, ILLINOIS 

THE VILLAGE WILL BE OFFERING A ZOOM WEBINAR FOR THE MEETING TO ALLOW 
MEMBERS OF THE PUBLIC TO ATTEND BY VIDEO OR AUDIO IF DESIRED. IF A 
MEMBER IS USING ZOOM, PLEASE EITHER USE YOUR PHONE OR COMPUTER, NOT 
BOTH.  

THE PUBLIC CAN UTILIZE THE FOLLOWING CALL-IN NUMBER: 

Dial-in Phone Number:  312-626-6799 

Meeting ID:     865 2164 3495 

Written Public Comments Can Be Submitted By 5:15 P.M. on April 24, 2023 
to aarteaga@willowbrook.il.us 

 

1. CALL TO ORDER 

2. ROLL CALL 

3. PLEDGE OF ALLEGIANCE 

4. VISITORS’ BUSINESS - Public Comment is Limited to Three Minutes 
Per Person 

5. UPDATE – PANDA EXPRESS UPDATE  

6. ADJOURNMENT 

mailto:aarteaga@willowbrook.il.us


VILLAGE OF WILLOWBROOK 

COMMITTEE OF THE WHOLE MEETING 
AGENDA ITEM - HISTORY/COMMENTARY 

ITEM TITLE: 
PANDA EXPRESS UPDATE 
Discussion regarding a six (6) month Special Use extension request, from another 
previously approved six (6) month Special Use extension request for a Special Use Permit 
for a Fast-Food Establishment, and a Special Use Permit for a Drive‐Through in the B 
Community Shopping District, including certain variations from Title 9 of the Village Code 
for the construction of a one‐story, 2,300 square foot building and drive‐through with 
associated on‐ and off‐site improvements for Panda Express. 

AGENDA NO. 5 

AGENDA DATE:  4/24/23 

STAFF REVIEW:  Michael Krol, Director of Community Development         SIGNATURE: _______________________ 

LEGAL REVIEW:  Tom Bastian, Village Attorney              SIGNATURE: _______________________ 

RECOMMENDED BY: Sean Halloran, Village Administrator              SIGNATURE: _______________________ 

REVIEWED & APPROVED BY COMMITTEE:            YES      NO   N/A 

ITEM HISTORY (PREVIOUS VILLAGE BOARD REVIEWS, ACTIONS RELATED TO THIS ITEM, OTHER HISTORY) 
Panda Express, Inc. (the “Applicant”), was granted a Special Use for the construction of a 2,300 square foot Panda 
Express fast-food restaurant with a drive-though, associated site improvements, and fourteen (14) zoning variations 
under Ordinance 21-O-25. The special use permit was granted to allow for both the fast-food establishment and a 
proposed drive-through within the Village of Willowbrook’s B-2 Community Shopping Zoning District.   

The Special Use ordinance was approved by the Village Board May 10, 2021, and Ordinance 21-O-25 Section Four, B states: 
“the special use permit shall be null and void if construction for the proposed use is not commenced within eighteen (18) 
months of the date of any approval of the special use by the Village Board.” The eighteen (18) month deadline was 
November 10, 2022. Section 9-14-5(D)2 of the Village Zoning Code states: Special Use Permit, states that, “Upon written 
application and for good cause shown, the Board of Trustees may, by ordinance, in its sole discretion, grant extensions 
of time not to exceed one year each from the time limitations set forth in subsection (D)1 of this section.” 

A six (6) month Special Use extension was granted by the Village Board on October 10, 2022, per Ordinance 22-O-39, 
moving Special Use Ordinance 21-O-25 to a new expiration date of May 10, 2023. The applicant is seeking another six 
(6) month extension, maximizing the Special Use extension allowable by Village code.

ITEM COMMENTARY (BACKGROUND, DISCUSSION, RECOMMENDATIONS, ETC.) 
The previously approved six (6) month extension under Ordinance 22-O-39 is expiring on May 10th, 2023, and Norr, the 
project architect, is before the Committee tonight to discuss another extension of six (6) months, making the new 
expiration date of the Special Use for a drive-through Panda Express Restaurant Nov 10, 2023. No further extensions 
can be granted beyond a total of twelve (12) months per the Village code. 

As part of the previously approved extension, it was said that if the applicant seeks another extension of six (6) 
months, documentation will need to be provided to justify the request.  The current open items that need to be 
submitted prior to permit approval are: 

• A copy of the Approved IDOT ROW permit approval.
• Provide NOI letter filed with the IEPA
• Provide NFR letter from the IEPA
• Draft of the plat of grant of easement (PoGoE)
• Provide a copy of the cross-access easement agreement with Red Roof INN signed by both parties once it has

been recorded.



At the September 26, 2022, Committee of the Whole meeting the developer provided a status update on the several 
outstanding items that are required prior to permit approval, including the status of Condition “O” which states that 
prior to the issuance of a building permit, the Applicant shall provide the Village with a letter of No Further 
Remediation (NFR) from the IEPA because the previous site was a gas station. 
 
Village staff obtained a copy of True North Service Station #1990 application and report to the IEPA. The Leaking 
Underground Storage Tank (LUST) Program application, the Corrective Action Plan (CAP) and the Corrective Action 
Budget (CAB) was submitted on June 7, 2022, and was rejected by the IEPA on October 7, 2022 with several pages of 
comments. Some of the comments listed in the CAP were pertaining to missing analytical laboratory reports of soil 
samples taken and conflicting information on data tables for the potable water supply wells. The CAB was denied 
because the Budget cannot be approved without CAP approval.  
 
On November 22, 2022, GES, Groundwater & Environmental Service, Inc., resubmitted the CAP and CAB to the IEPA on 
behalf of the property owner, True North, addressing all the comments.  
 
On March 28, 2023, the IEPA did not approve the Corrective Action Plan and the Corrective Action Budget for a second 
time, citing a total of three (3) comments on the CAP and again the CAB cannot be approved without CAP approval. 
 
The following documents are attached to the agenda history for your consideration: 

1. The Norr extension letter request. 
2. Ordinance 21-O-25 Special Use approval for a Panda Express drive-through restaurant. 
3. The six (6) month Special Use extension Ordinance 22-O-39 that was approved October 10, 2022. 
4. Site Map indicating well locations, boring, and sampling locations. 
5. The IEPA review letter of the CAP and CAB, dated March 28, 2023. 

a. Attachment 1 – Site summary of all LUST incidents dating back to 1998. 
b. Attachment 4 – Corrective Action Plan (CAP) disapproval reasons. 
c. Attachment 5 – Corrective Action Budget (CAB) disapproval reasons. 
d. Attachment 6 – Additional comments. 

 
It is Village staff’s opinion that the property owner, True North Service Station #1990, is close to obtaining an NFR 
letter from the IEPA and once that letter is issued, the remaining items will soon follow. If the Village Board is to 
consider another six-month extension, staff is requesting a formal update in three (3) months by the applicant if the 
permit has not been issued. Village staff supports the proposal of extending Ordinance 21-O-25 by six (6) more 
months, moving the deadline to November 10, 2023, which is the last possible extension date permitted by the Village 
Code. 
 
A formal vote on another six (6) month extension of the Panda Express Special Use will take place on May 8, 2023. 
 

ACTION PROPOSED:  Discuss the proposed six (6) month extension for a previously approved Special Use 
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NORR, LLC

 

150 W. Jefferson Ave., Suite 1300
Detroit, MI, US 48226

T 313 324 3100
norr.com

April 14, 2022

City of Willowbrook
Community Development
835 Midway Drive
Willowbrook, IL 60527

Attn.: Michael Krol

Dear Mr. Krol:

Re: Panda Express - 7505 S. Kingery Hwy 
JCDT18045300 – D7058
Extension of Planning Variance Approvals

I am writing to request an extension of Ordinance 21-O-25, Section Four, B “The special use permit shall 
be null and void if construction for the proposed use in not commenced within eighteen (18) months of 
the date of any approval of the special use by the Village Board.” 

True North Energy and its environmental remediation firm, GES, have been working diligently with the 
Illinois Environmental Protection Agency’s Leaking Underground Storage Tank Section (IEPA) to achieve 
final closure of the issues at the Property and obtain a No Further Remediation (NFR) letter. True North 
submitted a Corrective Action Plan (CAP) to IEPA in June 2022. IEPA responded with comments on 
October 7, 2022, and GES submitted an Amended CAP on November 22, 2022. IEPA responded with two 
remaining requests on March 28, 2022, and GES is currently working on a final submission. No additional 
active environmental remediation is anticipated at the Property.  After IEPA approves the CAP, True North 
will then perform any further required action and submit a Corrective Action Completion Report 
(CACR).  Given that IEPA is allowed, and almost always takes, 120 days to respond to submissions, the 
issuance of an NFR letter will, as a matter of regulatory process, take more than six months.   

Sincerely,

Valentino Mancini
Studio Manager
T 313 324 3156   M 313 316 7000 | Valentino.Mancini@norr.com
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