
 
 

CITY OF DARIEN 
PLANNING AND ZONING COMMISSION 

Wednesday, February 7, 2024 
7:00 PM 

City Hall Council Chambers 
1702 Plainfield Road 

AGENDA 
 

1) Call to Order 
 

2) Roll Call 
 

3) Regular Meeting – New Business 
a. Public Hearing – PZC2024-01 

7409 Cass Avenue – Indvestia Darien LLC  
Petition from Indvestia Darien LLC for a special use request pursuant to Section 
5A-8-3-4 of the zoning ordinance, plat of resubdivision, and variations as 
deemed necessary. The petition specifically requests to allow for the 
construction of a quick service drive-through eating establishment offering 
retail food or drink items for consumption. The Property is located within the 
B-2 Community Shopping Center Business District.   

 
4) Staff Updates & Correspondence 

 
5) Approval of Minutes  November 15, 2023 & December 6, 2023   

 
6) Next Meeting     February 21, 2024 

 
7) Public Comments  [On Any Topic Related to Planning and Zoning] 

 
8) Adjournment 
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OWNER: MC GUE
FAMILY LLC

PIN: 09-27-108-032

OWNER: MILE HIGH
PROPERTIES LLC
PIN: 09-27-108-031

OWNER: SAFEWAY REALTY LLC
PIN: 09-27-108-026
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LOT ONE
PARCEL 1





LOT TWO


LOT 192
PARCEL 3





LOT 192




LOT 192




EXCEPTION PER
DOC. R2021-146795NORTH LINE OF THE SOUTH 208.89' OF

THE NORTHWEST 1/4 OF SEC. 27-38-11
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REQ'D (MIXED USE):

TOTAL REQ'D:

CRITERIA: PARCEL 1: PARCEL 3:
150,017sf (3.44ac)

75,008 sf
33.6% (50,380sf)

56,693sf (1.30ac)LOT AREA (2-ACRE MIN.):

BULK AND DENSITY STANDARDS:

LOT COVERAGE (ALLOWED - 50%):

LOT COVERAGE (PROPOSED):
RELIEF REQUESTED:

IMPERVIOUS (ALLOWED - 75%):
IMPERVIOUS (PROPOSED):

RELIEF REQUESTED:

47'-3.20"

±47'-7.38"
±63'-8.30"

±372'-6.93"

153'-3.28"

FRONT YARD (REQUIRED):
FRONT YARD (PROPOSED):
LEFT SIDE YARD (REQUIRED):
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REAR YARD (REQUIRED):
REAR YARD (PROPOSED):

50' (30' PKNG) 50' (30' PKNG)
E.T.R. 47'-7.38"

30' (20' PKNG) 30' (20' PKNG)

30' (20' PKNG) 40' (30' PKNG)
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14% (7,934sf)
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REQ'D (MEDICAL):
REQ'D (D/T REST.):

RELIEF REQUESTED: 42 SPACES
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112,512 sf 42,519 sf
92.78% (139,191sf) 83.62% (47,404sf)

26,679 sf 4,885 sf
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INDVESTIA SUBDIVISION








        
         




          





SURVEYOR'S CERTIFICATE

STATE OF ILLINOIS  )
) S.S.

COUNTY OF WILL     )

 


 
            
 


AND

THE WEST 145.0 FEET OF THE EAST 220.0 FEET OF THE SOUTH 160.0 FEET OF LOT 192 IN
HINSBROOK, UNIT #2, A SUBDIVISION OF PART OF THE NORTH WEST QUARTER OF
SECTION 27, TOWNSHIP 38 NORTH, RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN;
IN DUPAGE COUNTY, ILLINOIS.

EXCLUDING THAT PORTION FALLING WITHIN THE FOLLOWING PROPERTY CONVEYED TO
MCGUE FAMILY, LLC - FARMS, PURSUANT TO TRUSTEES DEED RECORDED OCTOBER 4,
2021, AS DOCUMENT R2021-146795:

THE WEST 156.07 FEET OF THE SOUTH 208.89 FEET OF THE NORTHWEST 1/4 OF SECTION
27, TOWNSHIP 38 NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN
DUPAGE COUNTY, ILLINOIS, (EXCEPTING THEREFROM THAT PART HERETOFORE
DEDICATED FOR PUBLIC ROADWAY BY INSTRUMENT RECORDED OCTOBER 11, 1971 AS
DOCUMENT R71-54639.

            
          
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STATE OF ILLINOIS        )
) S.S.

COUNTY OF DU PAGE   )



           
           


         
          


          

           
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

       

           
          
           
 






DATED THIS ______ DAY OF _________________________, A.D., 20____.

NOTARY'S CERTIFICATE

STATE OF ____________    )
) SS

COUNTY OF ___________  )

I, _____________________________, A NOTARY PUBLIC IN AND FOR THE SAID COUNTY
PRINT NAME

IN THE STATE AFORESAID, DO HEREBY CERTIFY THAT ________________________________,
PRINT NAME

PERSONALLY KNOWN TO ME TO BE THE SAME PERSONS WHOSE NAMES ARE SUBSCRIBED
TO THE FORGOING INSTRUMENT AS SUCH OWNERS, APPEARED BEFORE ME THIS DAY IN
PERSON AND JOINTLY AND SEVERALLY ACKNOWLEDGED THAT THEY SIGNED THE ANNEXED
PLAT AS THEIR OWN FREE AND VOLUNTARY ACT FOR THE USES AND PURPOSES THEREIN
SET FORTH.

GIVEN UNDER MY HAND AND NOTARIAL SEAL

THIS ________ DAY OF _____________, A.D., 20____.
DATE                                       MONTH

_________________________________________
NOTARY PUBLIC SIGNATURE

_________________________________________
PRINT NAME

MY COMMISSION EXPIRES ON ________________ _________, A.D., 20___.
MONTH                          DATE

COUNTY CLERK CERTIFICATE

STATE OF ILLINOIS       )
) S.S.

COUNTY OF DUPAGE   )

I, ________________________________, COUNTY CLERK OF DUPAGE COUNTY, ILLINOIS,
DO HEREBY CERTIFY THAT THERE ARE NO DELINQUENT GENERAL TAXES, NO UNPAID
FORFEITED TAXES, AND NO REDEEMABLE TAX SALES AGAINST ANY OF THE LAND
INCLUDED IN THE ANNEXED PLAT.

GIVEN UNDER MY HAND AND SEAL AT WHEATON, DUPAGE COUNTY, ILLINOIS THIS ____,
DAY OF __________________________________, 20____

_________________________________________________
COUNTY CLERK

RECORDER'S CERTIFICATE

STATE OF ILLINOIS              )
) S.S.

COUNTY OF WINNEBAGO   )

     


_______________________________________
LORI GUMMOW, WINNEBAGO COUNTY RECORDER







SANITARY DISTRICT  CERTIFICATE

STATE OF ILLINOIS       )
) S.S.

COUNTY OF DUPAGE   )

       

         
  




____________________________________________
COUNTY SUPERINTENDENT OF PUBLIC WORKS DEPARTMENT







        
           
            
              
         


   








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


          



         



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






 

          

          
















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

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STATE OF ILLINOIS       )
) S.S.

COUNTY OF DUPAGE   )
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T E C H N I C A L  M E M O R A N D U M

V3 |  V is io ,  Ver ter e ,  V ir tu te  …  The V is ion  to  Tra nsfo rm with  E xcel lence  

DATE: January 16, 2024 

TO: Christopher A. Jackson, CJ Architects, Inc. 

FROM: Peter Reinhofer, P.E., V3 Companies 

RE: 
Proposed Quick-Service Facility Technical Memorandum 

75th Street & Cass Avenue, Darien Illinois 

V3 Companies has been retained by CJ Architects to conduct a trip generation study for a proposed 

quick-service restaurant with a drive-through and no indoor seating located in the existing parking lot at 

the northeast corner of the intersection of 75th Street and Cass Avenue in Darien, Illinois. The site 

currently consists of a multiple building retail center with outlots and surface parking lots. The proposed 

development will replace 30 surface parking stalls with a 1,000 square foot building intended to be a 

pre-order pick-up concept in the quick service, fast casual restaurant space. A drive through window and 

an outdoor patio will also be provided with five parking spaces.  

There are currently five access driveways to the retail center, two full access driveways and one right 

in/right out driveway on Cass Avenue and three right in/right out driveways on 75th Street. The proposed 

building would be accessible from all three driveways. A site location map and conceptual site plan are 

attached. 

The purpose of this Technical Memorandum is to evaluate the potential traffic impacts of the proposed 

quick-service outbuilding. This Technical Memorandum will evaluate the existing conditions around the 

site and estimate the number of vehicle trips generated by the proposed development.  

Project Conditions 

Cass Avenue is a north-south roadway that is classified as a minor arterial and typically provides two 

travel lanes in each direction with a two-way left turn lanes that provides access to local streets and 

residential and commercial driveways. Cass Avenue has sidewalks along the east and west side of the 

roadway and a posted limit of 35 mph. Cass Avenue is under DuPage County jurisdiction.  

75th Street is an east-west roadway that is classified as a Strategic Regional Arterial and provides three 

travel lanes in each direction separated by a raised landscaped median that provides left turn access to 

other arterials, local streets, and commercial driveways. 75th Street has sidewalks along the north and 

south side of the roadway, Southern DuPage County Regional Trail is located on south side of 75th Street 

east of Cass Avenue. 75th Street has a posted speed limit of 45 mph eastbound and a school zone posted 

speed limit of 20 mph west of Cass Avenue. 75th Street is under DuPage County jurisdiction. 

ATTACHMENT (7): TRAFFIC IMPACT STUDY
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The intersection of Cass Avenue and 75th Street is a signalized intersection. The northbound approach 

consists of one left turn lane, one through lane, and one shared through/right turn lane while the 

southbound approach consists of one left turn lane, two through lanes, and one right turn lane. The 

eastbound and westbound approaches of 75th Street consist of two left turn lanes, three through lanes, 

and one right turn lane. There are marked crosswalks along all approaches with sidewalks and 

pedestrian signals present. 

 

The existing intersection lane configurations are included in the Exhibits. 

 

Since the development proposes to reduce the parking area, parking observations were conducted 

during the weekday morning, midday, and evening time periods over several days. The parking 

observations included collecting the number of occupied parking spaces in the vicinity of the proposed 

development totaling 205 parking spaces. Overall, the observations indicate that the parking area is not 

well utilized with the exception of the parking area on the south side adjacent to the immediate care 

facility. A summary of parking counts and data are attached as well.  

 

Proposed Vehicle Trip Generation  

  

The proposed development consists of a quick-service outbuilding totaling 1,000 square feet with a drive-

thru window and no indoor seating. Project traffic is estimated using the Institute of Transportation 

Engineers (ITE) Trip Generation Manual, 11th Edition. The following land use categories are used to 

determine project traffic: 

 

Coffee/Donut Shop with Drive-Through Window and No Indoor Seating (ITE Land Use Code 938) – 

This land use includes any coffee and donut restaurant that has only drive-through window 

service. A patron cannot walk into the shop and purchase items. The restaurant sells freshly 

brewed coffee (along with coffee-related accessories) and a variety of food/drink products such 

as donuts, bagels, breads, muffins, cakes, sandwiches, wraps, salads, and other hot and cold 

beverages. The restaurant marketing and sales may emphasize coffee beverages over food (or 

vice versa). The coffee/donut shops contained in this land use typically hold long store hours 

(more than 15 hours) with an early morning opening.  

 

The Trip Generation Manual, 11th Edition estimates trip generation for each land use based on a peak 

period and an independent variable. In this case, the applicable variable is drive-through lanes for the 

quick-service shop. The weekday am and weekday pm peak hour trip generation is calculated using either 

the average rate or fitted curve equation when available. The am and pm peak hour trip generation 

equations are selected for weekday, peak hour of adjacent street traffic for one hour from 7:00 am to 

9:00 am and 4:00 pm to 6:00 pm.  

 

As documented in the ITE Trip Generation Manual, 11th Edition, some land uses do not typically generate 

all new traffic on the roadway system.  The total traffic generation is a combination of pass-by trips, or 

traffic drawn from the existing traffic flow on the adjacent streets, and primary trips, which represent 
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new traffic drawn to the roadway network.  In order to assess the pass-by trips, the data published in the 

ITE Trip Generation Handbook, 3rd Edition was utilized to estimate the pass-by percentages for the 

applicable land uses.  It should be noted that pass-by trip reductions do not reduce the total number of 

trips into and out of the site, but decrease the number of new trips on the roadway network. 

 

The total trip generation for the site consists of the ITE trip generation with the pass-by trip reassignment 

applied.  A summary of trip generation for the proposed development is provided in Table 1.  

  

Table 1: Trip Generation   

 
 

It should be noted that the ITE Trip Generation Handbook methodology for internal capture is applicable 

since is very likely that existing trips to the adjacent developments will also stop by the proposed quick-

service development. For the purpose of this analysis, it is assumed that an overall internal capture 

ranges from 11 percent to 27 percent for the weekday peak hours. This results in the proposed 

development only adding four trips and one trip during the weekday am peak hour and weekday pm peak 

hour, respectively. 

 

Access Evaluation 

  

The proposed development will be accessed through the three existing driveways along 75th Street and 

three driveways along Cass Avenue. The proposed development will replace 30 original parking stalls 

into a 1,000 square feet facility with an eight vehicle drive-through lane, outdoor patio, raised curb 

landscape areas, and five parking spaces. It is our understanding that there are no other known planned 

roadway improvements or developments that will impact the existing traffic patterns in the study area. 

Based on the development only adding four and one vehicle trips during the weekday peak hours and 

the multiple access points along 75th Street and Cass Avenue, it is anticipated that this development will 

have minimal traffic impact on the local roadway network.  

 

In Out Total In Out Total

Coffee/Donut Shop with Drive-Through 

Window and No Indoor Seating
1

Drive-Through 

Lanes
18 18 36 8 7 15

-2 -2 -4 -2 -2 -4

-14 -14 -28 -5 -5 -10

18 18 36 8 7 15

-2 -2 -4 -2 -2 -4

16 16 32 6 5 11

-14 -14 -28 -5 -5 -10

2 2 4 1 0 1

LUC LAND USE SIZE

Total Trip Generation:

938
Internal Capture Reduction:

Pass-By Trips:

Weekday AM Weekday PM

Less Pass-by:

Total New Traffic Generated on Network: 

Less Internal Capture:

Internal Capture Rate:

Total External Trips

11% 27%
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Conclusion 

  

The purpose of this study is to evaluate the traffic generated by a proposed development that will replace 

30 original parking stalls into a 1,000 square feet facility with an eight vehicle drive-through lane, outdoor 

patio, raised curb landscape areas, and five parking spaces located in the northeast corner of 75th Street 

and Cass Avenue. Access to the site will remain in the existing configuration with three access points 

along 75th Street and three access points on Cass Avenue.  

 

A trip generation evaluation was conducted, and based on the amount of vehicle trips generated by the 

proposed development, it is our professional opinion that the new traffic generated by the site will have 

minimal impact to the roadway network. 

 

 

Exhibits 

Site Location Map 

Conceptual Site Plan 

Existing Lane Configuration 
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SITE LOCATION MAP
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NOT TO SCALE

CONCEPTUAL SITE PLAN

FIGURE 2
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EXISTING LANE CONFIGURATION

FIGURE 3
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Proposed Quick-Service Facility
Parking Count Summary at 7409 S. Cass Ave.

Zone Total Spaces Morning Midday Afternoon
Occupied 6 13 3 Occupied 18
Available 8 1 11 Available 187
Occupied 4 12 4
Available 25 17 25
Occupied 4 5 2 Occupied 73
Available 24 23 26 Available 132
Occupied 2 7 4
Available 26 21 24
Occupied 0 4 3 Occupied 39
Available 28 24 25 Available 166
Occupied 0 6 4
Available 28 22 24
Occupied 1 10 7
Available 27 18 21
Occupied 1 16 12
Available 21 6 10

8 22

28

5 28

6 28

7 28

Wednesday, January 10, 2024
Morning

Monday, January 08, 2024
Midday

Wednesday, January 08, 2024
Evening

1 14
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Occupied Available

37



38

mmartinez
Text Box
Cass Avenue

mmartinez
Rectangle

mmartinez
Text Box
14

mmartinez
Text Box
29

mmartinez
Polygon

mmartinez
Polygon

mmartinez
Polygon

mmartinez
Text Box
28

mmartinez
Text Box
28

mmartinez
Text Box
28

mmartinez
Text Box
Zone 1

mmartinez
Text Box
Zone 2

mmartinez
Text Box
Zone 3

mmartinez
Text Box
Zone 4

mmartinez
Text Box
Zone 5

mmartinez
Rectangle

mmartinez
Polygon

mmartinez
Polygon

mmartinez
Polygon

mmartinez
Polygon

mmartinez
Text Box
28

mmartinez
Text Box
22

mmartinez
Text Box
Zone 6

mmartinez
Text Box
Zone 7

mmartinez
Text Box
Zone 8

mmartinez
Text Box
28

mmartinez
Text Box
8

mmartinez
Text Box
6

mmartinez
Text Box
15

mmartinez
Text Box
15

mmartinez
Text Box
15

mmartinez
Text Box
15

mmartinez
Text Box
15

mmartinez
Text Box
15

mmartinez
Text Box
13

mmartinez
Text Box
13

mmartinez
Text Box
13

mmartinez
Text Box
13

mmartinez
Text Box
13

mmartinez
Text Box
13

mmartinez
Text Box
9

mmartinez
Text Box
75th Street



ATTACHMENT (8): LOCATION MAP & AERIAL IMAGE
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ATTACHMENT (9): SITE PHOTOS
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CHRISTOPHER B. BURKE ENGINEERING, LTD.
9575 W Higgins Road, Suite 600  Rosemont, Illinois 60018-4920  Tel (847) 823-0500  Fax (847) 823-0520 

January 31, 2024 

City of Darian 
1702 Plainfield Road 
Darien, Illinois 

Attention: Jordan Yanke 

Subject: Cass and 75th – Indvestia Subdivision 
(CBBEL Project No. 950323.H0257) 

Dear: Jordan 

As requested on January 23, 2024, we have reviewed the Final Plat of Indvestia 
Subdivision as prepared by JLH Land Surveying Inc. and dated March 22, 2023. 
Supporting documents such as previous plats, a topographic survey, and architect’s site 
plan were also provided. The following comments shall be addressed before we can 
recommend approval: 

Code Compliance Comments 
1. We presume that no Preliminary Plat will be required.
2. Section 5B-1-6.B.3.d provides that ties are required to municipal, township or

section lines of the subdivision by distance and angle.
3. Section 5B-1-6.B.4.h requires a City Treasurer Certificate (Exhibit H) on the plat.

General Comments 
1. The proposed Lot 1 encompasses the existing urgent care building (7409 Cass

Ave.) which would result in two buildings on the lot if the proposed building is 
constructed. We understand that the applicant will apply for zoning relief to allow 
the proposed configuration. 

2. While there is an existing access easement for the service drive behind the
buildings and the primary driveway in front of the main existing buildings, there is 
no access easement for the existing driveway west of the proposed building. It 
would seem appropriate to grant such an easement as part of this plat. 

3. It does not appear that there are existing easements for any watermain which may
(or may not) be on this lot. 

4. We note that engineering plans for the proposed development have not been
submitted for review. 

5. There is currently a dead-end watermain serving the two restaurants with frontage
on Cass Avenue. It may be necessary to loop this watermain for appropriate water 
supply and fire protection. If doing so, an easement would be required for the main. 

ATTACHMENT (10): CITY ENGINEER LETTER
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6. The applicant should verify with Du Page County Public Works that there is a 
sanitary sewer available, or if one needs to be extended to the subject site. 
 

If you have any questions, please do not hesitate to contact me. 
 
Sincerely, 
 

 
 
Daniel L. Lynch, PE, CFM 
Head, Municipal Engineering Department 
 
Cc Dan Gombac, City of Darien 
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