
AGENDA 
Municipal Services Committee 

April 27, 2026  
6:00 P.M. – Council Chambers 

1. Call to Order

2. Establish A Quorum

3. Old Business

4. New Business

a. Motion – Authorizing the purchase of one (1) new Finn T60T Hydroseeder from Burris
Equipment in an amount not to exceed $45,576.25.

b. Motion – Accepting the proposal of a 12-month subscription renewal for the Mini-Road
Weather Information Systems sensors from Frost Solutions, LLC, in an amount not to
exceed $19,600.

c. Motion – Authorizing the purchase of one new model 1599-FB flatbed trailer from Sauber
Manufacturing Company in an amount of $38,506.00, and plates and registration in an
amount not to exceed $350.

d. Motion – Authorizing the purchase of one new ten-ton dovetail trailer, from A&W Truck
and Trailer for $15,248.00

e. Motion - Authorizing a proposal for retrofitting the reheat coils on the Variable Air
Volume (VAV) Boxes for the Police Department HVAC system, to Amber Mechanical
Contractors in an amount not to exceed $20,532.56.

f. PZC-26-6 – Variation (Husain Koita – 2505 75th Street)

g. PZC-26-5 - Special Use, & Variations – Time Extension (Indvestia Darien, LLC – 7409
Cass Avenue)

h. PZC-26-4 - Special Use, Variations, Preliminary Plat of Subdivision, Minor PUD
Amendment (Core Acquisitions, LLC)

i. Ordinance - Text amendments to Title 7 (Health and Sanitation) to clarify existing
outdoor storage standards for trash bins under Section 7-1-5(B) of the City Code.

j. Minutes – March 23, 2026 Municipal Services Committee

5. Director’s Report

6. Next scheduled meeting – May 26, 2026

7. Adjournment



MOTION NO. ___________ 

Item a 

AGENDA MEMO 
Municipal Services Committee 

April 27, 2026 

ISSUE STATEMENT 
A motion authorizing the purchase of one (1) new Finn T60T Hydroseeder from Burris Equipment 
in an amount not to exceed $45,576.25. See Exhibit A 

BACKGROUND/HISTORY 
The hydroseeder is a specialized piece of equipment designed to spray a slurry mixture of seed, 
mulch, fertilizer, and tackifiers onto prepared soil in a single, efficient operation. The current unit 
in service is a modified system consisting of a converted water tank and pump mounted on a 1998 
trailer. This equipment was assembled in-house by staff during 2019–2020 using available shop 
inventory and components. 
At present, both the trailer and hydroseeding system have reached the end of their useful service 
life and require extensive repairs. Identified deficiencies include the need for a complete deck 
replacement, structural steel repairs, and replacement of rotted bottom beams. In addition, the tank 
and operating controls are outdated and no longer meet current technology and safety standards. 

Given the extent and cost of these required repairs, full replacement of the hydroseeder is 
considered the most cost-effective and practical solution. 

The existing makeshift hydroseeder has demonstrated clear operational and financial benefits, 
particularly when compared to traditional sod installation. Below are additional benefits of a 
hydroseeder: 

Key Benefits of Hydroseeding: 

• Accelerated and Uniform Growth:
The slurry mixture creates a nutrient-rich, moisture-retentive environment that promotes
rapid germination. Grass typically begins sprouting within 5–7 days, with full coverage
achieved in approximately 3–4 weeks. The pressurized application ensures even
distribution, minimizing patchy growth commonly associated with dry seeding methods.

• Cost-Effective Alternative to Sod:
Hydroseeding produces a dense, high-quality lawn comparable to sod at a significantly
reduced cost—typically 50% to 80% less than traditional turf installation. Please note,
sod restoration will still be implemented within sensitive areas.

• Immediate Erosion Control and Sustainability:
The inclusion of fiber mulch and tackifiers allows the slurry to bind to the soil surface,
forming a protective layer that helps prevent erosion from wind and rainfall immediately
after application. This functions as a natural stabilizing blanket for disturbed areas.

• Versatility in Challenging Terrain:
Hydroseeding is particularly effective in hard-to-reach or difficult areas, such as steep
slopes or uneven terrain, where conventional seeding or sod placement is impractical.
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Hydro Seeder Trailer 
April 27, 2026 
Page 2 
 

• Enhanced Long-Term Turf Health: 
Because the grass establishes directly in native soil conditions, it tends to develop deeper, 
more resilient root systems. This contributes to improved durability and reduced long-
term maintenance and replacement costs.  
 

The existing equipment will be retired and declared surplus under a separate future memorandum. 
 
The proposed equipment would be purchased under the Sourcewell Contract: 070821-FNN and 
the expenditure would be expended from the following line account: 
 

ACCOUNT 
NUMBER 

ACCOUNT 
DESCRIPTION 

FY 26/27 
BUDGET 

PROPOSED 
EXPENDITURE 

PROPOSED 
BALANCE 

01-30-485 
Street Dept - Capital - Equipment 

Hydro Seeder Trailer $23,000.00 $22,788.13 $211.87 

02-50-4815 
Water Dept - Capital - Equipment 

Hydro Seeder Trailer $23,000.00 $22,788.12 $211.88 

TOTAL   N/A $45,576.25 $423.75 
 
STAFF RECOMMENDATION 
Staff recommends authorizing the purchase of one hydroseeder and trailer from Burris Equipment 
in an amount not to exceed $45,576.25.  
 
ALTERNATE DECISION 
As recommended by the Committee. 
 
DECISION MODE 
This item will be placed on the May 4, 2026 City Council agenda for formal consideration.  
 

PASSED BY THE CITY COUNCIL OF THE CITY OF DARIEN, DU PAGE 

COUNTY, ILLINOIS, this 4th day of May 2026. 

AYES:   

NAYS:                 

ABSENT:             
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Construction & Landscape Equipment Specialists Waukegan:
www.burrisequipment.com 2216 N. Greenbay Road

Waukegan, IL   60087
(847) 336-1205
(847) 336-2697 - Fax

Date: 4/14/2026 Lakemoor:
Rev: 27939 W. Concrete Drive

Invoice To: Ingleside, IL  60041
Ship To: C00004878  Sourcewell Account #110530 (815) 363-4100

CITY OF DARIEN (815) 363-4109 - Fax
1702 PLAINFIELD RD - 1041 S.FRONTAGE RD

Attn: DARIEN, IL 60559 Joliet: 1
Ph # Kris Throm 2001 Cherry Hill Road

Cell # Joliet, IL 60433
Email (815) 464-6650

kthrom@darienil.gov (815) 464-6951 - Fax

We are pleased to submit this quote for your consideration:
Qty Code Description Price
1 A7404-001 Finn T60T Hydroseeder 36,555.00

600 Liquid Capacity, 500 Working Capacity
23.5 hp Kohler CH730 Gas Engine
Trailer Mounted w/Electric Brakes & DOT Lights
Standard Pintle Hitch
Suction Line Valve

1 A7832-003 Deluxe Option #1 & Option #2 9,785.00
Operator platform, discharge boom, guard rails, [4] Tower Nozzles ([2] wide fan, 
[1] narrow fan, [1] long distance) & electric hose reel w/ 150' x 1-1/4" continuous
hose (200 psi), remote valve & [3] Hose Nozzles ([1] wide fan, [1] narrow fan, [1] 
long distance)

Sourcewell Discount @ 5% -2,263.75

Factory Freight & Prep 1,500.00
Sub-Total: 45,576.25

Sales Tax %: EXEMPT
Grand Total: $45,576.25

Notes:

Quote Good Thru: 30 Days

Order Accepted:

Customer Signature  Date Sales Representatives Signature  Date
Sales     Service     Rentals     Parts

george.ohara@burrisequipment.com
CELL # (708) 514-0823
Burris Equipment

George O'Hara

Finn Sourcewell Number 052417-FNN

8.75%

Exhibit A
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MOTION NO. ___________ 

   Item b 

AGENDA MEMO 
 Municipal Services Committee 

April 27, 2026 

ISSUE STATEMENT 
A motion accepting the proposal of a 12-month subscription renewal for the Mini-Road Weather 
Information Systems sensors from Frost Solutions, LLC, in an amount not to exceed $19,600. See 
Exhibit A. 

BACKGROUND/HISTORY 
The Road Weather Information Systems provides vital road temperature during the winter season. 
The equipment is positioned on light poles throughout the City’s 7 snow regions and allows Staff 
to implement the optimal anti and/or deicing products on the roadways. Pending the conditions 
warranted through the equipment, savings are realized on deicing products, road salt usage and 
staffing. The Staff continues to utilize the data provided for winter events to deliver optimal anti-
icing and deicing operations. Since the implementation, it has provided valuable data in preparing 
for the roadway treatment in ongoing or upcoming events. Below are additional bullet points 
regarding the units: 

• Alarms can be set to notify us when certain weather conditions are being met for pavement
temp, air temp, humidity, dew point

• Real time data about conditions in our City versus at locations surrounding us like airport,
highway weather points or the City of Chicago

• Winter Storm mode pulls real time images every 20 minutes for the duration of impactful
winter weather events.

• Real time conditions of the roads

The FY 26-27 Budget included funds for the subscription and would be charged against the following 
account: 

Account 
Number 

Account 
Description 

FY 26-27 
Budget Expenditure Balance 

01-30-4213
Streets-Dues & Subscriptions 

Frost Solutions road temp sensors $10,200 $9,800 $400 

02-50-4213
Water-Dues & Subscriptions 

Frost Solutions road temp sensors $10,200 $9,800 $400 

TOTALS N/A $19,600 N/A 

STAFF RECOMMENDATION 
Staff recommends accepting the proposal of a 12-month subscription renewal for the Mini-Road 
Weather Information Systems sensors from Frost Solutions, LLC, in an amount not to exceed 
$19,600. See Exhibit A. 

ALTERNATE CONSIDERATION 
As directed by the Committee. 

DECISION MODE 
This item will be placed on the May 4, 2026 City Council agenda for formal consideration. 
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Mini RWIS 
April  27, 2026 
Page 2  
 

PASSED BY THE CITY COUNCIL OF THE CITY OF DARIEN, DU PAGE 

COUNTY, ILLINOIS, this 4th day of May 2026. 

AYES:   

NAYS:                 

ABSENT:             
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MOTION NO.____________ 

Item c 

AGENDA MEMO 
 Municipal Services Committee 

April 27, 2026 

ISSUE STATEMENT 
A motion authorizing the purchase of one new model 1599-FB flatbed trailer from Sauber 
Manufacturing Company in an amount of $38,506.00, and plates and registration in an amount not 
to exceed $350. See Exhibit A. 

BACKGROUND/HISTORY 
The proposed equipment is a dedicated trailer designed specifically for new safety shoring. Please 
note that the safety shoring itself will be presented separately at a future agenda meeting. This 
trailer will be solely dedicated to transporting and supporting the specific shoring system primarily 
used for water main break operations. 

This item is considered a specialty product and is exclusively available through Sauber 
Manufacturing Company. As a result, no competitive quotes are available. Please refer to 
Attachment A for the sole source letter. 

ACCOUNT 
NUMBER 

ACCOUNT 
DESCRIPTION 

FY26/27 
BUDGET 

PROPOSED 
EXPENDITURE BALANCE 

02-50-4219
Water Dept -  

Shoring Equipment-Trailer $102,000.00  $38,506.00 $63,494.00 

02-50-4219 Title and Plate   $     350.00 $63,144.00 

TOTALS $102,000.00   $38,856.00 $63,144.00 

STAFF RECOMMENDATION 
Staff recommends approval of a motion authorizing the purchase of one new model 1599-FB 
flatbed trailer from Sauber Manufacturing Company in an amount of $38,506.00, and plates and 
registration in an amount not to exceed $350. 

ALTERNATE CONSIDERATION 
Not approving this item at this time. 

DECISION MODE 
This item will be placed on the May 4, 2026 City Council agenda for formal consideration. 

PASSED BY THE CITY COUNCIL OF THE CITY OF DARIEN, DU PAGE 

COUNTY, ILLINOIS, this 4th day of May 2026. 

AYES: 

NAYS: 

ABSENT: 
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1

Regina Kokkinis
From: Dennis Cable
Sent: Friday, April 17, 2026 2:54 PM
To: Dan Gombac; Regina Kokkinis
Cc: Kris Throm
Subject: FW: shoring trailer
Attachments: doc03719820260417145057.pdf

Dan attached is the sole source letter and quote for the shoring trailer quote does not include the plates and title but he projects 
about $350. Also I was told that if we can get them a letter of intent before 4/24 this price will hold or will be a 3.5% increase 
would like to get them letter next week if we are good with quote. 
 
Dennis Cable 
Water Department Foreman 
(630) 417-5146 
 
-----Original Message----- 
From: scanner@darienil.gov <scanner@darienil.gov>  
Sent: Friday, April 17, 2026 2:51 PM 
To: Dennis Cable <dcable@darienil.gov> 
Subject:  
 
------------------- 
TASKalfa 6053ci 
[00:17:c8:65:e7:8b] 
------------------- 
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MOTION NO.____________ 

Item d 

AGENDA MEMO 
 Municipal Services Committee 

April 27, 2026 

ISSUE STATEMENT 
A motion authorizing the purchase of one new ten-ton dovetail trailer, from A&W Truck and 
Trailer for $15,248.00. See Exhibit A. 

BACKGROUND/HISTORY 
The proposed trailer will replace Trailer Unit 301, originally acquired in 2010. This unit has 
reached the end of its useful service life and is exhibiting significant deterioration, including 
advanced rusting, degradation of electrical components, and outdated safety features that no longer 
meet current standards. 

The new trailer will support a wide range of operational needs, including the transport of materials 
such as pipe, concrete manhole structures, sod, and other large or bulky items essential to daily 
field operations. 

Funding for this replacement has been approved and allocated within the FY 2026–2027 budget. 

Staff had requested competitive quotes for the trailer and received three. Below please find the results 
of the competitive quotes for the ten-ton dovetail trailer.  

VENDOR MODEL NO COST 

A &W Auto Truck Trailer 10 Ton Dovetail Trailer $ 15,248.00 

Rondo Enterprises, Inc. 9 Ton Dovetail Trailer $ 16,834.78 

Big Tex Trailer World 9 Ton Dovetail Trailer $ 16,881.00 

The proposed item would be expended from the following account: 

ACCOUNT 
NUMBER 

ACCOUNT 
DESCRIPTION 

FY26-27 
BUDGET 

PROPOSED 
EXPENDITURE 

01-30-4815
Street Dept. - Capital Equipment 

Trailer unit 301 $15,000.00 $15,248.00 

STAFF RECOMMENDATION 
Staff recommends authorizing the purchase of one new ten-ton dovetail trailer, from A&W Truck 
and Trailer for $15,248.00. 

ALTERNATE CONSIDERATION 
Not approving this item at this time. 

DECISION MODE 
This item will be placed on the May 4, 2026 City Council agenda for formal consideration. 

15



Trailer 301 
April 27, 2026 
Page 2 
 
 

PASSED BY THE CITY COUNCIL OF THE CITY OF DARIEN, DU PAGE 

COUNTY, ILLINOIS, this 4th day of May 2026. 

AYES:   

NAYS:                 

ABSENT:             
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MOTION NO.____________ 

Item e 

AGENDA MEMO 
 Municipal Services Committee 

April 27, 2026 

ISSUE STATEMENT 
A motion authorizing a proposal for retrofitting the reheat coils on the Variable Air Volume (VAV) 
Boxes for the Police Department HVAC system, to Amber Mechanical Contractors in an amount 
not to exceed $20,532.56. See Exhibit A. 

BACKGROUND 
The HVAC system was upgraded and replaced in 2017 by Amber Mechanical. Since installation, 
the improvements have proven beneficial, and the system has generally continued to function well. 
Amber Mechanical has also maintained the system under an ongoing maintenance agreement. 

However, over the past two years, the frequency of system alarms has increased, particularly 
during seasonal temperature fluctuations. These alarms have caused intermittent system 
shutdowns, impacting overall performance. 

Following evaluation by Amber Mechanical and Carrier representatives, the issue has been 
attributed to malfunctioning Variable Air Volume (VAV) units, which now require further 
maintenance. VAV units regulate the amount of conditioned air supplied to specific building zones 
by modulating airflow to maintain temperature setpoints efficiently. These systems typically use a 
motorized damper to control airflow at a constant air temperature and include reheat coils to satisfy 
the desired zone/room temperatures. 

The building contains 20 VAV units serving designated zones, all located above ceilings within 
the concealed ductwork. During the 2017 retrofit, the VAV units were cleaned using compressed 
air. The existing heating coil elements are currently hard-piped, which makes routine maintenance 
more difficult. 

Staff recommends reinstalling the heating coil elements with unions to allow for easier removal 
and future maintenance. Industry best practice calls for periodic removal every few years of the 
hot water heating coils to allow for thorough cleaning. 

Proposed Scope of Work for the 20 VAV Units: 

• Provide necessary fittings and labor
• Isolate and remove heating coils
• Pressure wash coils
• Reinstall coils with couplings
• Purge boiler system and associated components
• Perform operational review of each VAV unit

The funding for the HVAC would be expended from the below line item account. A contingency 
is further included for any additional repairs that may be required. Further contingencies for the 
subsequent years will be reviewed on annual basis for budget consideration. 
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HVAC heating coils 
April 27, 2026 
Page 2 
 

ACCOUNT 
NUMBER 

ACCOUNT 
DESCRIPTION 

FY 26-27 
BUDGET 

PROPOSED 
EXPENDITURE 

PROPOSED 
BALANCE 

01-30-4223 Police Dept. HVAC Maint $37,000 $10,266.28 $26,733.72 

02-30-4223 Police Dept. HVAC Maint $37,000 $10,266.28 $26,733.72 

TOTALS  N/A *$20,532.56 N/A 
 
*Pricing includes a 10% discount per the agreement on file 
 
Please note that this repair expenditure was not anticipated in the FY2026/2027 budget. The total 
allocation for the FY2026/2027 funds is $422,360 and 471,570 respectively. Staff will evaluate 
opportunities throughout the year to identify cost savings to offset the proposed expenditure. 
 
STAFF RECOMMENDATION 
Staff recommends approving the motion authorizing a proposal for retrofitting the reheat coils on 
the Variable Air Volume (VAV) Boxes for the Police Department HVAC system, to Amber 
Mechanical Contractors in an amount not to exceed $20,532.56. 
 
ALTERNATE CONSIDERATION 
As directed by the Committee 
 
DECISION MODE 
This item will be placed on the May 4, 2026 City Council agenda for formal consideration.  
 

PASSED BY THE CITY COUNCIL OF THE CITY OF DARIEN, DU PAGE 

COUNTY, ILLINOIS, this 4th day of May 2026. 

AYES:   

NAYS:                 

ABSENT:             
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 Item f 

AGENDA MEMO 
MUNICIPAL SERVICES COMMITTEE 

APRIL 27, 2026 

CASE 
PZC-26-6     Variation 

(Husain Koita – 2505 75th Street) 

ISSUE STATEMENT 
Petition from Husain Yusuf Koita for a variation from the City’s fence regulations to allow dense 
landscape screening along the rear property lines in lieu of a 6-foot privacy fence, at the request of 
the adjacent neighbors. The subject property is located at 2505 75th Street (PIN: 09-29-301-009) 
in the B-2 Community Shopping Center Business District. 

GENERAL INFORMATION 
Petitioner: Husain Koita
Property Owner: Hussain / Huneza Shujauddin 
Property Location:  2505 75th Street (formerly known as 973 75th Street) 
PIN Number: 09-29-301-009
Existing Zoning: Community Shopping Center Business District (B-2)
Proposed Zoning: N/A
Existing Land Use:  Commercial (Under Development)
Comprehensive Plan:  Commercial (Key Development Area No. 6)
Surrounding Zoning & Uses 

North: Village of Downers Grove; Single Family Homes 
East: Community Shopping Center Business District (B-2) 
South: Single Family Residence (R-2) and Multi-Family 

Residence (R-3); Single Family Homes and Condos 
West: Community Shopping Center Business District (B-2) 

Size of Property: 0.97 acres 
Floodplain:  N/A  
Natural Features: Gentle slope from the north to the south. Partially wooded. 
Transportation/Access: The petition site gains access from one driveway on 75th 

Street. 

ATTACHMENTS 
A) LOCATION MAP AND AERIAL PHOTO
B) PROPOSED FENCING PLAN

BACKGROUND 
The 0.97-acre subject property is located approximately 320 feet east of Cambridge Road on 75th 
Street, a Regional Arterial maintained by DuPage County (see Attachment A – Location Map and 
Aerial Photo), and currently lies within the (R-1) Single Family District. In March 2026, the City 
Council approved the construction of a new 7,000 square foot commercial building on the site.  

During the public hearing and approval process, nearby residents expressed concern regarding 
required fencing at the southern perimeter of the site. A 6-foot privacy fence is required at the 
boundary of residential and non-residential zones under Section 5A-5-8-3 of the City Code. As 
City Council did not have the ability to authorize a variation without a separate notice and public 
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AGENDA MEMO PZC-26-6 

hearing, the variation was not considered during the approval. 

PROPOSAL 
The petitioner, in cooperation with the adjacent property owners to the south of the site, proposes 
to plant a row of dense Emerald Green arborvitae, spaced 4-feet apart on center, in lieu of the 
required fence (see Attachment B). Staff are under the assumption that the proposed conditions are 
what the two parties have agreed to. No other modification to the previously approved plans are 
proposed. 

ANALYSIS 
A) Variation

Section 5A-5-8-3(A)(1) of the Darien Zoning Code states that “Where a lot in the business or 
office- industrial district adjoins a lot in a residential district, a fence is required […].” In order 
to allow the proposed landscaping, a variation from this section is required. 

Findings of Fact: City staff has reviewed the petitioner submitted documents. The petitioner did 
not provide a justification letter, however as stated earlier, the public requested on numerous 
occasions during the public hearing process that a fence not be required, and that landscaping be 
provided. As this is the condition being requested by the affected property owners, staff support 
the variation request. For reference, the criteria the Planning and Zoning Commission and City 
Council votes on for City Variation requests are included below. 

Variation Criteria:  
The City may grant variations based on the finding-of-fact that supports the following criteria 
outlined below by the City to be the most relevant to the subject property situation.  

a) The property in question cannot yield a reasonable return if permitted to be used only
under the conditions allowed by the regulations in the zone.

b) The plight of the owner is due to unique circumstances.
c) The variation if granted will not alter the essential character of the locality.
d) Essential Need: The owner would suffer substantial difficulty or hardship and not mere

inconvenience or a decrease in financial gain if the variation is not granted.
e) Problem with Property: There is a feature of the property such as slope or shape or

change made to the property, which does not exist on neighboring properties, which
makes it unreasonable for the owner to make the proposed improvement in compliance
with this title. Such feature or change was not made by the current owner and was not
known to the current buyer at the time of purchase. f) Smallest Solution: There is no
suitable or reasonable way to redesign the proposed improvements without incurring
substantial difficulty or hardship or reduce the amount of variation required to make
such improvements.

g) Create Neighbor Problem: The variation, if granted, will not cause a substantial
difficulty, undue hardship, unreasonable burden, or loss of value to the neighboring

properties.  
h) Create Community Problem: The variation, if granted, may result in the same or similar

requests from other property owners within the community, but will not cause an
unreasonable burden or undesirable result within the community.

i) Net Benefit: The positive impacts to the community outweigh the negative impacts.
j) Sacrifice Basic Protections: The variation, if granted, will comply with the purposes and

intent of this title set forth in subsection 5A-1-2(A) of this title and summarized as follows:
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AGENDA MEMO PZC-26-6 

to lessen congestion, to avoid overcrowding, to prevent blight, to facilitate public 
services, to conserve land values, to protect from incompatible uses, to avoid nuisances, 
to enhance aesthetic values, to ensure an adequate supply of light and air, and to protect 
public health, safety, and welfare. 

B) Public Comment / Outreach
Pursuant to City Code and Illinois Statutes, a public notice was published and mail notices were 
sent to all property owners, business owners and occupants within 250 feet of the subject property. 
At the time of publication of this staff report, no public comments have been received.  

PZC MEETING 04/15/2026 
This item was reviewed by the Planning, Zoning Economic Development Commission at its April 
15, 2026 meeting. The petitioner and members of the public were present. Residents and the 
petitioner spoke in favor of the project. Following deliberation, the Commission voted 7-0 to 
recommend approval of the project to City Council. 

DECISION MODE 
The Municipal Services Committee will consider this item at its meeting on April 27, 2026. 

MEETING SCHEDULE 
Municipal Services Committee April 27, 2026 
City Council May 4, 2026 
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12
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50 ft

72 ft
Emerald Green Arborvitae
(Planting 4' on center)
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Item g 

AGENDA MEMO 
MUNICIPAL SERVICES COMMITTEE 

APRIL 27, 2026 

CASE 
PZC-26-5 Special Use, & Variations – Time Extension 

(Indvestia Darien, LLC – 7409 Cass Avenue) 

ISSUE STATEMENT 
Petition from Indvestia Darien LLC for a one-year extension of time for a special use permit and 
variations for the construction of a quick service drive-through eating establishment offering retail 
food items for consumption at 7409 Cass Avenue. The Property is located within the B-2 
Community Shopping Center Business District. 

GENERAL INFORMATION 
Petitioner: Indvestia Darien, LLC c/o Vick Mehta 
Property Owner: Indvestia Darien, LLC 
Property Location:  7409 Cass Avenue 
PIN Numbers:  09-27-108-029; 09-27-108-033
Existing Zoning: Community Shopping Center Business District (B-2)
Existing Land Use:  Shopping Center
Comprehensive Plan:  Commercial (Existing); Commercial (Future)

Key Development Area #3: Recommended for infill
development, including additional retail and shopping uses,
pedestrian-oriented and mixed-use design, and outdoor
dining.

Surrounding Zoning & Uses 
North: Community Shopping Center Business District (B-2); 

Jewel-Osco Center 
East: Single Family Residence District (R-2); Single Family 
South: Multi-Family Residence District (R-3); 

Colonial Manor Apartments 
West: Community Shopping Center Business District (B-2);  

Taco Bell and Buona Beef  
Size of Property: 4.74 Acres 
Floodplain:  N/A  
Natural Features: N/A 
Transportation: The petition site gains access from 75th Street via multiple 

ingress/egress points and from Cass Avenue via one 
ingress/egress point. 

ATTACHMENTS 
1) LOCATION MAP AND AERIAL PHOTO
2) ORDINANCE O-02-04
3) SITE PLAN
4) FINAL PLAT OF SUBDIVISION (FOR REFERENCE)
5) BUILDING RENDERINGS
6) TRAFFIC STUDY
7) SPECIAL USE AND VARIATION CRITERIA
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AGENDA MEMO PZC-26-5 

 

 
BACKGROUND/OVERVIEW 
The subject property is located off the northeastern corner of the 75th Street and Cass Avenue 
intersection (see Attachment 1). The petition site totals 4.74 acres in size and is zoned 
Community Shopping Center Business District (B-2). It is part of an overall larger shopping 
center with outlots which is commonly known as the Jewel-Osco Center. While the overall 
center is comprised of several parcels and businesses, the petition site for this case is the property 
including Chuck E. Cheese, the former American Freight, World Star Nails, and Concentra 
Urgent Care. 
 
On March 4, 2025, the Darien City Council adopted Ordinance O-02-04, approving a request for 
a final plat of subdivision, a special use permit and variations for the construction of a 
speculative quick service drive-through eating establishment offering retail food items for 
consumption at 7409 Cass Avenue (see Attachments 2 through 6). The final plat of subdivision 
does not expire; however the underlying entitlements require an extension of time if they are to 
remain valid. An extension of time was approved by the City Council last year, and an additional 
extension is being requested. During this time, the property has been marketed for ground lease 
and development, and there is currently a drive-through coffee shack under contract to develop 
and lease the property. 
 
ANALYSIS 

A) Special Use and Variations 
Given the project layout with new lot lines and building construction, the petitioner previously 
requested variations as part of the entitlement application. Below is a list of applicable code 
sections applicable: 
 

- Zoning Sections 5A-5-5(A) & 5A-8-3-6 
Minimum Lot Area (2 Acres Min.) and Principal Buildings/Uses on One Lot 

- Zoning Section 5A-8-3-8 
Front, Side, and Rear Yard Requirements (B-2 District) 

- Zoning Section 5A-8-3-9 
FAR and Lot Coverage (Existing Conditions) 

- Zoning Sections 5A-11-2-2 & 5A-11-5 
Minimum Parking Requirements and Drive-Through Stacking Spaces (15 Space Min.) 

 
For a summary on parking counts, setbacks, and other ordinance standards, please refer to the site 
plan, which includes a code compliance table. The site plan also illustrates the building with drive-
through circulation including the stacking spaces, and the renderings show the speculative 
building’s appearance, and the plat of subdivision details the new lot layout. 
 
Site Plan Review & Findings of Fact: City staff has reviewed the petitioner submitted documents. 
The petitioner will be required to submit engineering plans and a building permit if the case is 
approved, with architect stamped and signed plans.  
 
For reference, the sets of criteria the Planning, Zoning, and Economic Development Commission 
and City Council votes on for the special use and variation requests are included as Attachment 7. 
 

B) Extension of Time Request 

27



AGENDA MEMO PZC-26-5 

 

In accordance with Sections 5A-2-2-3(H)(2) and 5A-2-2-6(I)(4) of the Zoning Code, the Planning, 
Zoning and Economic Development Commission and the City Council shall consider changed 
circumstances or experience derived from the exercise of the variation previously granted that 
would indicate that the continuation of the variation does not carry out the goals of the Code, the 
effect of changed conditions, if any, upon the property, and whether on account of such conditions 
and other circumstances, the variation/special use shall be granted an extension of time or revoked. 
 
PZC MEETING 04/15/2026 
The Planning, Zoning and Economic Development Commission reviewed this item at its meeting 
on April 15, 2026. The petitioner and members of the public were present. Following staff’s report, 
the petitioner addressed the Commission. Staff updated the Commission on a new leaseholder that 
was reported to be under contract for the site, and answered questions regarding traffic. Following 
deliberation, the Commission voted 5-1 to recommend approval of the petition to the City 
Council. 
 
 
DECISION MODE 
The Municipal Services Committee will consider this item at its meeting on April 27, 2026. 
 
MEETING SCHEDULE 
Municipal Services Committee April 27, 2026 
City Council    May 4, 2026 
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CITY OF DARIEN 

MUNICIPAL SERVICES COMMITEE 

APRIL 27, 2026 

LOCATION MAP 

Project No.: PZC-26-5 – 7409 Cass Avenue 

ATTACHMENT 1 - LOCATION MAP AND AERIAL PHOTO

29



ATTACHMENT 2 - ORDINANCE NO. O-02-24
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SIGN

SIGN

SIGN

UTILITY
VAULT

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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(COUNTY HIGHWAY 33)

C
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W
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
















HEIGHT: 22.2'

HEIGHT: 25'

BUILDING CORNER
0.10'S & 74.92'W

BUILDING CORNER
0.97'S




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ROD

SET
CROSS

SET
NAIL

SET NAIL

SET NAIL

SET NAIL

SET NAIL

SET IRON
ROD

SET IRON
ROD












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

EAST LIN
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W
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BUILDING LINE (R85-15852)
(GRAPHICALLY SHOWN)

PARCEL 2
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REQ'D (MIXED USE):

TOTAL REQ'D:

CRITERIA: PARCEL 1: PARCEL 3:
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75,008 sf
33.6% (50,380sf)

56,693sf (1.30ac)LOT AREA (2-ACRE MIN.):
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EXP:
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SUBMITTAL HISTORY: REV:
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PZC SUBMITTAL
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SITE PLAN

ARCHITECTURAL SITE PLAN
SCALE: 1" = 30'-0"

NORTH

DETAIL

16'-43
4" 50'-0"

22'-111
2"

18'-2"
11'-0"

20'-0"

2'-8
3

4 "

3'-0"
18'-0"

9'-0
"

20'-0"

0 6' 12' 24'

GRAPHIC SCALE:  1/16" = 1'-0"

ATTACHMENT 3 - SITE PLAN
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LOT 192



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
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 
23-1239-100A

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.

            
          
        
            
           

           
         
            
            
           


          






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




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

______________________________________________________
JAMES L. HARPOLE

ILLINOIS PROFESSIONAL LAND SURVEYOR # 035-4046
LICENSE EXPIRES NOVEMBER 30, A.D., 2024.

OWNER'S CERTIFICATE

STATE OF ILLINOIS        )
) S.S.

COUNTY OF DU PAGE   )

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

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

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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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 6 - 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%

45



Page 4 of 4 

January 16, 2024 

Proposed Residential Redevelopment Technical Memorandum 

 

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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ILLINOIS

PROPOSED COFFEE SHOP

DARIEN

SITE

47



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

2 29

3 28

4

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Wednesday, January 10, 2024
Morning

Monday, January 08, 2024
Midday

Wednesday, January 08, 2024
Evening

Parking Data - 7409 S. Cass Ave.

Occupied Available
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Special Use and Variation Criteria 

The criteria that the Planning, Zoning and Economic Development Commission and City Council 
must consider when acting on a request for a Special Use and Variation are included below. 

Special Use Criteria: 

No special use shall be recommended to the City Council by the Plan Commission, nor approved 

by the City Council, unless findings of fact have been made on those of the following factors which 

relate to the special use being sought: 

1. That the special use is deemed necessary for the public convenience at the location

specified.

2. That the establishment, maintenance, or operation of the special use will not be detrimental

to, or endanger the public health, safety, or general welfare.

3. That the special use will not be injurious to the use and enjoyment of other property in the

immediate vicinity for the purposes already permitted, nor substantially diminish and

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 the surrounding property for uses permitted in the

district.

5. That the exterior architectural design, landscape treatment, and functional plan of any

proposed structure will not be at variation with either the exterior architectural design,

landscape treatment, and functional plan of the structures already constructed or in the

course of construction in the immediate neighborhood or the character of the applicable

district, as to cause a substantial depreciation in the property values within the

neighborhood.

6. That adequate utilities, access roads, drainage, and/or necessary facilities have been or

are being provided.

7. That adequate measures have been or will be taken to provide ingress and egress so

designed as to minimize traffic congestion in the public streets.

8. That the special use shall, in all other respects, conform to the applicable regulations of

the district in which it is located, except as such regulations may, in each instance, be

modified by the City Council pursuant to the recommendations of the Plan Commission

and Planning and Development Committee.

Variation Criteria: 

The City may grant variations based on the finding-of-fact that supports the following criteria 

outlined below by the City to be the most relevant to the subject property situation. 

a) The property in question cannot yield a reasonable return if permitted to be used only

under the conditions allowed by the regulations in the zone.

b) The plight of the owner is due to unique circumstances.

c) The variation if granted will not alter the essential character of the locality.

d) Essential Need: The owner would suffer substantial difficulty or hardship and not mere

inconvenience or a decrease in financial gain if the variation is not granted.

e) Problem with Property: There is a feature of the property such as slope or shape or change

made to the property, which does not exist on neighboring properties, which makes it

unreasonable for the owner to make the proposed improvement in compliance with this

ATTACHMENT 7 - SPECIAL USE AND VARIATION CRITERIA

52



title. Such feature or change was not made by the current owner and was not known to the 

current buyer at the time of purchase. 

f) Smallest Solution: There is no suitable or reasonable way to redesign the proposed 

improvements without incurring substantial difficulty or hardship or reduce the amount of 

variation required to make such improvements. 

g) Create Neighbor Problem: The variation, if granted, will not cause a substantial difficulty, 

undue hardship, unreasonable burden, or loss of value to the neighboring properties. 

h) Create Community Problem: The variation, if granted, may result in the same or similar 

requests from other property owners within the community, but will not cause an 

unreasonable burden or undesirable result within the community. 

i) Net Benefit: The positive impacts to the community outweigh the negative impacts. 

j) Sacrifice Basic Protections: The variation, if granted, will comply with the purposes and 

intent of this title set forth in subsection 5A-1-2(A) of this title and summarized as follows: 

to lessen congestion, to avoid overcrowding, to prevent blight, to facilitate public services, 

to conserve land values, to protect from incompatible uses, to avoid nuisances, to enhance 

aesthetic values, to ensure an adequate supply of light and air, and to protect public health, 

safety, and welfare. 
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Item  h

AGENDA MEMO 
MUNICIPAL SERVICES COMMITTEE 

APRIL 27, 2026 

CASE 
PZC-26-4        Special Use, Variations, Preliminary Plat of Subdivision, Minor PUD Amendment 

(Core Acquisitions, LLC) 

ISSUE STATEMENT 
Petition to demolish the existing vacant former TGI Fridays restaurant and redevelop the site with 
two new quick-service drive-through establishments: a Dutch Bros Coffee and an Andy's Frozen 
Custard. The project includes a subdivision of the property into retail pad sites, with shared cross-
access, parking, and site improvements. Variations are requested from the City's zoning 
regulations relating to minimum lot area, front and side yard setbacks, parking lot and foundation 
landscaping, lighting, and signage standards, as well as Special Use Permits for the proposed drive-
through facilities. The project is located in the B-3 PUD (General Business) zoning district at 2201 
75th Street, commonly known as Darien Towne Centre (PIN 09-29-400-026). 

GENERAL INFORMATION 
Petitioner: Core Acquisitions, LLC / Ben Barad 
Property Owner: Core Acquisitions, LLC (Contract Purchaser) 
Property Location:  2201 75th Street  
PIN Number: 09-29-400-026
Existing Zoning: General Business District (B-3)
Existing Land Use: Retail Commercial 
Comprehensive Plan: Commercial 
Surrounding Zoning & Uses 

North: Commercial/Residential, Downers Grove 
East: General Business District (B-3) 
South: General Business District (B-3) 
West: General Business District (B-3) 

Size of Property: 1.41 acres 
Floodplain: N/A  
Natural Features: Gentle slope from the north to the south. Fully developed. 
Transportation/Access: The petition site gains access from multiple shared 

driveways on 75th Street, a signalized drive aisle on 75th 
Street, and a shared driveway on Lyman Avenue. 

ATTACHMENTS 
A) LOCATION MAP AND AERIAL PHOTO
B) PROPOSED SITE / GRADING PLAN
C) SUBMITTAL MEMO (BY PETITIONER)
D) PROPOSED LANDSCAPE PLAN
E) DUTCH BROS OPERATIONS NARRATIVE
F) DUTCH BROS ARCHITECTURAL AND SIGN PLANS
G) ANDY’S OPERATIONS NARRATIVE
H) ANDY’S ARCHITECTURAL PLANS AND SIGN PLANS
I) ENGINEERING REVIEW LETTER
J) STORMWATER SUMMARY
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AGENDA MEMO PZC-26-4 

 

 
BACKGROUND 
Darien Towne Centre is an approximately 53-acre commercial development located at the 
northeast corner of 75th Street and Lyman Avenue, bounded on the south by Manning Road. The 
property was annexed into the City and zoned B-3 General Business District with a Planned Unit 
Development special use in 1993, pursuant to Annexation Agreement Ordinance No. O-16-93. 
The development was approved for a regional shopping center of up to 400,000 square feet, 
including anchor retail tenants and outlots. Currently, the center is home to Wal-Mart, Aldi and 
Home Depot, along with many other in-line retail tenants and other businesses and banks. 
 
The subject 1.41-acre property (see Attachment A) was developed as a TGI Friday’s, which 
remained in operation until December 2024, when the restaurant closed its doors. Since that time, 
the site has remained vacant. The existing building is proposed to be demolished as part of the 
redevelopment proposed for the site. 
 
PROPOSAL 
The applicant is requesting approval of a Preliminary Plat of Subdivision, two Special Use Permits, 
a series of related variations, and a Minor PUD Amendment to facilitate the redevelopment of the 
former TGI Fridays site with two new drive-through restaurant establishments (see Attachment B 
and C). The proposal involves demolishing the existing vacant restaurant building and subdividing 
the approximately 1.41-acre parcel into two lots. Lot 1, approximately 0.60 acres in size, is 
proposed for a new freestanding 1,307 square-foot Dutch Bros Coffee drive-through. Lot 2, 
approximately 0.80 acres in size, is proposed for a new 1,985 square-foot freestanding Andy's 
Frozen Custard quick-service restaurant with a drive-through, and outdoor patio with walk-up 
service windows. 
 
Economic Incentive Request: The applicant has submitted a request for economic incentives as 
part of the application; however, this request is currently under separate review by staff and is not 
included in the agenda. If mutually agreeable terms are established, the proposed incentive will be 
brought back to the appropriate administrative bodies for full review and recommendation. 
 
ANALYSIS 

A) Zoning / Comprehensive Plan 
Existing Zoning: The subject property is zoned B-3 General Business District. Drive-through 
restaurants are permitted within the B-3 district with Special Use Permit approval, making the 
proposed uses appropriate for this location. The outlot restaurant format is already well-established 
within the broader Darien Towne Centre PUD.  
 
Comprehensive Plan: The Comprehensive Plan designates the site as Commercial and identifies 
it as Key Development Area #5 — the Darien Towne Centre at 75th Street and Lyman Avenue. 
The Plan's stated priorities for this area are infill development, conversion of underutilized parking 
areas into new commercial buildings, and architectural enhancement of the existing site. The 
proposed redevelopment with two new, actively operated drive-through establishments directly 
implements the policies and guidelines of the Comprehensive Plan. Staff finds the proposal fully 
consistent with the Commercial land use designation and the objectives of the Plan. 

 
B) Special Use Permit and Variations; Dutch Bros Coffee Drive-Through 

Proposed for Lot 1 of the new development is a Dutch Bros drive through coffee establishment. 
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The building is centrally located on the site, with parking placed mostly on the perimeter and the 
drive-through lanes wrapping around the building and the trash enclosure positioned behind the 
building toward the rear of the lot.  
 
Dutch Bros Coffee operates daily from 5:00 a.m. to 11:00 p.m., serving customers through a drive-
through and walk-up model. Orders are taken directly at customers' vehicles by employees using 
handheld point-of-sale devices, minimizing queuing times and congestion. The location will 
typically be staffed by three to five employees per shift (see Attachment E). 
 
Variations: The following variations are required for the Dutch Bros site:  

Minimum Lot Area (Section 5A-8-4-7): Six acres required; 0.60 acres proposed. The six-
acre minimum is inapplicable to a small-footprint drive-through pad site. The PUD 
framework and shared-access declaration address the functional intent of this standard.  
 
Front Yard Setback (Section 5A-8-4-8): 50 feet required; 30.2 feet proposed. The reduced 
setback is consistent with setbacks previously established and approved as part of the 
Darien Towne Centre PUD, and reflects the physical constraints of an infill pad site.  
 
West Side Yard Setback (Section 5A-8-4-8): 40 feet required; 10.4 feet proposed. Same 
reasoning as front yard setback. Full compliance would render the parcel functionally 
undevelopable at this size. 
 
Parking Lot Landscaping (Section 5A-10-6): One shade tree and 37 shrubs per 100 linear 
feet of perimeter parking required. Shade trees along 75th Street would obstruct visibility 
of the use from the street. The landscape plan demonstrates compensating plantings 
throughout the site and interior parking islands, and satisfies the City's perimeter yard point 
system. 
 
Wall and Ground Signage (Section 4-3-10-B-2 and -3) 
Wall signage is limited to two (2) square feet per linear foot of building frontage, up to a 
maximum of 500 square feet. Additional signage may be permitted for buildings with 
frontage on multiple streets. Only one ground sign per street frontage is permitted. Ground 
signs are limited to sixty (60) square feet per side and a maximum height of twelve (12) 
feet above grade. 

 
Development Standards: Planning and Engineering staff, including the City’s engineering 
consultant Christopher B. Burke Engineering, reviewed the proposed site plan. The development 
complies with all zoning development standards contained within the code, except as noted in the 
variation request. The minimum required stacking for the drive through is 15 spaces, which Dutch 
Bros provides. 
 
Architecture: The Dutch Bros building (see Attachment F) follows the brand's current prototype, 
featuring a two-tone gray EIFS exterior, blue fiber cement siding at the tower element, and grey 
brick veneer at the base and canopy columns. A framed canopy with dark gray metal fascia and 
natural wood soffit extends over the drive-through and walk-up areas. The parapet reaches 24 feet 
at its tallest point, with mechanical units screened behind it. 
 
Landscaping, Grading and Utilities: The landscape plan proposes a total of 11 shade trees, 2 
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ornamental trees, 9 evergreen trees, 9 narrow evergreen screening trees, 67 tall shrubs, 302 low 
shrubs, 54 ornamental grasses, and approximately 367 square feet of perennial and ground cover 
plantings, along with over 21,000 square feet of turf. The perimeter yard point calculations are 
demonstrated on the landscape cover sheet. Where full compliance with foundation or parking lot 
landscaping standards cannot be achieved due to site constraints, compensating plantings are 
distributed throughout the site.  
 
A final grading plan and stormwater management plan will be required during the building process. 
The preliminary grading plan is included as part of Attachment B. The stormwater summary 
provided by the petitioner (Attachment J) indicates that existing facilities are equipped to handle 
drainage and BMPs. Utilities are available for the site. 
 

C) Special Use Permit and Variations; Andy’s Custard Drive Through 
Proposed for Lot 2 of the new development is an Andy's Frozen Custard quick-service restaurant 
with a drive-through and outdoor patio with walk-up service windows. The Andy's building is 
centrally located on Lot 2, with the drive-through lane wrapping around the building, the outdoor 
patio area located at the front of the building along 75th Street, and the trash enclosure positioned 
behind the building toward the rear of the lot. 
 
Andy's Frozen Custard offers frozen custard and baked goods. Orders are taken face-to-face at 
customers' vehicles using runners and iPads — there is no speaker box. The brand's stated service 
commitment of 80 to 90 seconds per vehicle minimizes queuing and on-site congestion. Peak hours 
fall between 7:00 and 10:00 p.m. on Friday and Saturday evenings, avoiding conflict with typical 
commuter traffic. The location will operate from 11:00 a.m. to 11:00 p.m. Sunday through 
Thursday and until 11:30 p.m. Friday and Saturday, with extended hours during peak season. 
Approximately 25 new employment opportunities are anticipated (see Attachment G). 
 
Variations: The following variations are required for the Andy's Frozen Custard site: 

Minimum Lot Area (Section 5A-8-4-7): Six acres required; 0.81 acres proposed. The six-
acre minimum is inapplicable to a small-footprint drive-through pad site. The PUD 
framework and shared-access declaration address the functional intent of this standard. 
 
Front Yard Setback (Section 5A-8-4-8): 50 feet required; 30.2 feet proposed. Consistent 
with the established PUD development pattern and physical constraints of the infill parcel. 
 
East Side Yard Setback (Section 5A-8-4-8): 40 feet required; 3.2 feet proposed. The 
reduced setback reflects the constraints of the subdivided parcel and the need to 
accommodate the building footprint, drive-through lane, and required queuing.  
 
Side Yard Between Lots (Section 5A-8-4-8): 40 feet required; 0 feet proposed at the shared 
lot line between Dutch Bros and Andy's. The unified site design and cross-access 
Declaration govern shared circulation between the two parcels. 
 
Foundation and Refuse Area Landscaping (Section 5A-10-7): Continuous foundation 
landscaping on all building sides cannot be achieved due to the outdoor patio and drive-
through canopy areas integral to Andy's operations. Compensating plantings are provided 
in parking islands and along the site perimeter. 
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Parking Lot Landscaping (Section 5A-10-6): One shade tree and 37 shrubs per 100 linear 
feet of perimeter parking required. Shade trees along 75th Street would obstruct visibility 
of the use from the street. The landscape plan demonstrates compensating plantings 
throughout the site and interior parking islands, and satisfies the City's perimeter yard point 
system. 
 
Canopy Lighting (Section 5A-11-2-1): Andy's prototype includes canopy lighting standard 
to the brand's design. The site photometric plan demonstrates appropriate light levels 
directed away from adjacent properties and the right-of-way. 
 
Wall and Ground Signage (Section 4-3-10-B-2 and -3) 
Wall signage is limited to two (2) square feet per linear foot of building frontage, up to a 
maximum of 500 square feet. Additional signage may be permitted for buildings with 
frontage on multiple streets. Only one ground sign per street frontage is permitted. Ground 
signs are limited to sixty (60) square feet per side and a maximum height of twelve (12) 
feet above grade. 

 
Development Standards: Planning and Engineering staff, including the City's engineering 
consultant Christopher B. Burke Engineering, reviewed the proposed site plan. The development 
complies with all zoning development standards contained within the code, except as noted in the 
variation requests. The minimum required stacking for the drive-through is 15 spaces, which 
Andy's provides. 
 
Architecture: The Andy's building features dark brick veneer as the dominant exterior material, 
with bright colored aluminum soffits at the drive-through canopy and at the patio canopy. A 
shielded LED lighting band wraps the building perimeter fascia, serving as both an architectural 
and signage element. The upper roof reaches approximately 16 feet 6 inches, with the drive-
through canopy extending to 28 feet at its peak (see Attachment H). 
 
Landscaping, Grading and Utilities: The landscape plan proposes a total of 11 shade trees, 2 
ornamental trees, 9 evergreen trees, 9 narrow evergreen screening trees, 67 tall shrubs, 302 low 
shrubs, 54 ornamental grasses, and approximately 367 square feet of perennial and ground cover 
plantings, along with over 21,000 square feet of turf. The perimeter yard point calculations are 
demonstrated on the landscape cover sheet. Where full compliance with foundation or parking lot 
landscaping standards cannot be achieved due to site constraints, compensating plantings are 
distributed throughout the site. Landscape screening is proposed along drive aisles adjacent to the 
Andy's outdoor seating area to separate pedestrians from vehicle traffic.  
 
A final grading plan and stormwater management plan will be required during the building process. 
The preliminary grading plan is included as part of Attachment B. The stormwater summary 
provided by the petitioner (Attachment J) indicates that existing facilities are equipped to handle 
drainage and BMPs. Utilities are available for the site. 
 

D) Preliminary Plat of Subdivision and Minor PUD Amendment 
Preliminary Plat of Subdivision: The proposed Preliminary Plat of Resubdivision of Lot 9 in 
Darien Towne Centre subdivides the existing 1.41-acre parcel into two lots — Lot 1 (0.60 acres) 
for Dutch Bros Coffee and Lot 2 (0.81 acres) for Andy's Frozen Custard — with cross-access 
between the lots established by note on the plat and governed by Declaration. The Preliminary Plat 
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has been reviewed and revised in response to comments from City staff and Christopher B. Burke 
Engineering, and staff finds it to be in compliance with the intent of the City's subdivision 
ordinance. The last engineering comment letter provided by Christopher B. Burke Engineering, 
Ltd. is included (see Attachment I and K). 
 
The subject property is located within the Darien Towne Centre B-3 PUD. The proposed 
redevelopment — including the resubdivision of Lot 9 and the introduction of two new pad site 
uses with drive-throughs — constitutes a change to the approved PUD configuration and requires 
a Minor PUD Amendment. 
 
The proposed amendment is consistent with the overall commercial character and intent of the 
Darien Towne Centre PUD. The redevelopment of a long-vacant restaurant building with two 
active, well-known food and beverage tenants will improve the visual appearance of the site, 
generate new sales tax revenue for the City, and bring activity back to a parcel that has been 
underutilized. The uses are consistent with the retail and restaurant character of the surrounding 
shopping center. 
 
The shared access, cross-parking, and maintenance obligations to be memorialized in the 
Declaration among the two lots will ensure that the site continues to function in a unified and 
coordinated manner consistent with the PUD framework. 
Staff supports the Minor PUD Amendment and recommends approval as part of the overall action 
on this application. 
 
PZEDC MEETING APRIL 15, 2026 
The Planning, Zoning and Economic Development Commission reviewed this item at its meeting 
on April 15, 2026. The petitioner and members of the public were present. Various discussion 
points were raised related to traffic, site design and stormwater. Following deliberation, the 
Commission voted 6-1 to recommend approval of the project to the City Council. 
 
 
DECISION MODE 
The Municipal Services Committee will consider this item at its meeting on April 27, 2026. 
 
MEETING SCHEDULE 
Municipal Services Committee      February 23, 2026 
City Council         March 2, 2026 
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February 27th, 2026 

Attn: Ryan Murphy 

Re: Variance Request, Special Use Permit and Plat of Subdivision– 2201 75th Street, Darien, IL

Ryan:

This letter is in reference to the Variance Requests, Special Use Permit and Plat of Subdivision for the site 
located at 2201 75th Street, Darien, IL.

Applicant: Core Ventures, LLC

Adam Firsel, its Manager
10 Parkway North Blvd, Suite 120 
Deerfield, Illinois 60015 

Property: 2201 75th Street, Darien, IL

Tax Parcel: 09-29-400-026

Legal Description: LOT 9 IN DARIEN TOWNE CENTRE, BEING A SUBDIVISION OF PART
OF THE SOUTHEAST 1/4 OF SECTION 29, TOWNSHIP 38 NORTH, 
RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING 
TO THE PLAT THEREOF RECORDED AUGUST 17, 1993 AS DOCUMENT 
R93- 183593, IN DUPAGE COUNTY, ILLINOIS.

Project Description: The proposed project involves the redevelopment of the property located at 2201 
75th Street in Darien, Illinois. The site is currently improved with a vacant former 
TGI Fridays building that will be demolished as part of the redevelopment plan. 
Following demolition, the sponsor intends to construct a new freestanding Dutch 
Bros Coffee drive-thru building and a separate pad site for an Andy’s Frozen 
Custard quick-service restaurant with a drive-thru component. The project will 
transform an underutilized restaurant property into a modern, fully occupied retail 
development consistent with the character of the surrounding 75th Street 
commercial corridor.

The property will operate under a Declaration establishing cross-access, cross-
parking rights, shared circulation, and maintenance obligations among the future 
parcels, with each owner responsible for the operation and upkeep of their 
respective improvements.

Variation Requests: Zoning: B-3 PUD (5A-8-4 – B-3 General Business District): 

5A-8-4-4 – Special Use Required for Drive-In and Drive-Through Establishments
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   A Special Use Permit is required for drive-through facilities. 
Drive-through required for Andy’s Frozen Custard 
Drive-through required for Dutch Bros Coffee 

   5A-8-4-7 – Minimum Lot Area: 

   The minimum lot area shall be not less than six (6) acres.
Dutch Bros Lot Area: approximately 0.60 acres 
Andy’s Frozen Custard Lot Area: approximately 0.80 acres

   5A-8-4-8 – Yard Requirements: 

Front Yard – Minimum 50 feet required. Off-street parking is not permitted within 
the first 50 feet of the required yard.

Dutch Bros Front Yard: 30.2 feet – Variance Required
Andy’s Frozen Custard Front Yard: 30.2 feet – Variance Required

Side Yard – Minimum 40 feet required. Off-street parking is not permitted within 
the first 20 feet of the required yard.

Between Andy’s and Dutch Bros: 0 feet
Andy’s Frozen Custard East Side Yard: 3.2 feet – Variance Required
Dutch Bros West Side Yard: 10.4 feet – Variance Required

   5A-10-6 – Parking Lot Landscaping Requirements: 

Perimeter parking lot landscape areas adjacent to parking spaces must include one 
shade tree and thirty-seven (37) shrubs for each one hundred (100) linear feet of 
parking. 

Parking spaces are located along 75th Street, where required shade trees 
may impact visibility of the retail uses – Variance Required

   5A-10-7 – Foundation and Refuse Area Landscaping: 

   Foundation landscaping must be provided on all sides of a principal building. 
The site plan does not include continuous foundation landscaping due to 
outdoor dining and patio areas – Variance Required

   5A-11-2-1 – General Parking Lighting Requirements: 

Lighting for off-street parking areas must comply with Illuminating Engineering 
Society (IES) standards and be directed away from adjoining properties and public 
streets.

Andy’s Frozen Custard prototype includes canopy lighting that typically 
requires a variance – Variance Required

   5A-11-5 – Off-Street Parking and Loading Requirements: 
Eating establishments: 1 parking space per 3 seats – No Variance Required
Eating establishments with drive-through: 15 stacking spaces – No 
Variance Required

   4-3-7 – General Sign Regulations: 
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Wall Signage
Wall signage is limited to two (2) square feet per linear foot of building 
frontage, up to a maximum of 500 square feet. Additional signage may be 
permitted for buildings with frontage on multiple streets. – Variance 
Required 

   Ground Signage 
Only one ground sign per street frontage is permitted. Ground signs are 
limited to sixty (60) square feet per side and a maximum height of twelve 
(12) feet above grade. – Variance Required

Economic Incentive
Request: Core is requesting a Sales Tax Reimbursement incentive in order for the 

developer to complete the redevelopment of the former TGI Fridays. Economic 
assistance is required to effectuate the redevelopment of the property due to the 
inflated construction and financing cost environment in existence today. A Sales 
Tax Reimbursement agreement has been solidified for this particular property 
during the initial shopping center development establishing precedent for 
economic assistance at Darien Towne Centre. Core’s proposal would be to split 
the 1.25% provided by the sales of Dutch Bros and Andy’s Frozen Custard over a 
10 year period fashioned similar to the original agreement for the Darien Towne 
Centre development. Developer has outlined the below estimated reimbursement 
proposal below on how the reimbursement would work between Core and 
Darien:

Estimated Year 1 Sales: $3,500,000 
Estimated Year 1 Sales Tax: $43,750 
Sales Tax Waterfall:

First $20,000 in sales tax to the City 
Second $20,000 in sales tax to the Developer 
Any overage over $40,000 in sales tax to be split 50/50 between City and 
Developer
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Accompanying 
Exhibits: Exhibit A – Owner Authorization Letter
   Exhibit B – Proof of Ownership 
   Exhibit C – Existing Plat of Survey 
   Exhibit D – Neighbor List 
   Exhibit E – Application
   Exhibit F – Reimbursement Agreement
   Exhibit G – Proposed Plat of Survey 
   Exhibit H – Dutch Bros Elevations 
   Exhibit I – Dutch Bros Floor Plan
   Exhibit J – Andy’s Elevations 
   Exhibit K – Dutch Bros Rendering 
   Exhibit L – Andy’s Rendering 
   Exhibit M – Preliminary Engineering Plans 
   Exhibit N – Stormwater Summary
   Exhibit O – Landscape Plans 

Sincerely,  

Adam Firsel - Manager
Core Ventures, LLC
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Dutch Bros. Coffee 
Headquarters 1930 W Rio Salado Pkwy| Tempe, AZ 85281 

(541) 955-4700 

Business Narrative Letter 

To Whom It May Concern, 

This letter is submitted to provide a formal business narrative for a Dutch Bros Coffee location. Dutch 
Bros Coffee is a nationally recognized specialty beverage retailer known for high-quality coffee, 
handcrafted energy drinks, and exceptional customer service. 

The proposed Dutch Bros Coffee location will operate daily, with typical hours of operation from 5:00 
a.m. to 11:00 p.m., or to the extent permitted by local municipal regulations. Operating hours are 
designed to accommodate early-morning commuters as well as evening customers while remaining 
compliant with all applicable local ordinances. 

The business will primarily serve customers through a drive-thru and walk-up service model. Orders are 
taken in a highly personable manner, often directly at the customer’s vehicle by trained team members 
using handheld point-of-sale devices. This approach allows for efficient order processing, personalized 
customer interaction, and minimized vehicle queuing times. Walk-up service is also provided for 
pedestrians, cyclists, and customers who prefer not to use the drive-thru. 

At any given time, the location will typically be staffed by three (3) to five (5) employees per shift, 
depending on time of day and customer volume. Employees are trained to prioritize safety, accuracy, 
friendliness, and speed of service. The operational model emphasizes quick transaction times and 
efficient traffic flow, reducing congestion and ensuring a positive customer experience. 

Dutch Bros Coffee is widely recognized for its exceptional customer service, upbeat culture, and fast 
service times. The business model focuses on building community connections, providing consistent 
service quality, and maintaining a clean, well-managed site. All operations will comply with applicable 
health, safety, zoning, and accessibility requirements. 

In summary, this Dutch Bros Coffee location will operate as a low-impact, service-oriented beverage 
establishment that emphasizes efficiency, customer engagement, and compliance with local regulations. 
The drive-thru and walk-up format, combined with limited on-site staffing and streamlined operations, 
allows the business to serve customers quickly while maintaining compatibility with surrounding land 
uses. 

Please feel free to contact us should additional information or clarification be required. 
Sincerely, 

Marc Madden 
Construction Project Coordinator 
Dutch Bros Coffee  
480-296-5905 
marc.madden@dutchbros.com 

73



74



75



76



Andy’s Frozen Custard Companies 211 E. Water St. Springfield, MO 65806 
417-881-3500 888-60-ANDYS Fax: 417-881-3571

To Whom It May Concern: 

The proposed Tenant will be Andy’s Frozen Custard. Andy’s is a quick-service style restaurant 

specializing in frozen dessert sales.  As we celebrate our 40th year, we have over 180 locations in 
15 states.  There are currently 20 stores in the Chicagoland area, all of which are corporately 

operated. 

Andy’s Frozen Custard is passionate about and dedicated to improving the Andy’s Frozen Custard 
guest experience with an emphasis on exceptional personal service, offering a superior quality 

product using only the freshest ingredients, and crafted by our accomplished employees.  

Our menu consists of frozen treats including sundaes, concretes, Jackhammers, shakes, malts, 

old-fashioned soda, and freezes, which all feature frozen custard that is made fresh every hour. 
We do not have grills or fryers, and make sweet waffle cones, brownies, and other baked goods 

fresh every day.  

Our business operates with a drive-thru and patio with walk-up service windows. There is no 

speaker box as orders are taken the old-fashioned way with face-to-face interaction either on the 
patio, or at each car with a runner and an iPad.  Our speed of service commitment is 80-90 

seconds or less, which helps drive-thru lines go quickly and ease of flow with on-site traffic. Our 

peak service times are 7:00 – 10:00 pm on Fridays and Saturday evenings, which will not conflict 
with typical morning or evening traffic.  

Andy’s is committed to being an active member of the community by participating in and 

sponsoring local events. We have a local marketing / community relations liaison who registers 
with the local Chamber of Commerce and will utilize those connections to stay informed about 

specific initiatives and local events.  We actively support and contribute to schools, police and 

fire, parks and recreation, and other small businesses.   

Andy’s Frozen Custard will be creating approximately 25 new employment opportunities for 
residents which will include part-time for students and full-time managerial roles.  We offer a fun, 

clean, collaborative and safe environment and have specialized training programs that enable our 
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2 

employees to succeed. There is an opening shift (2-3 employees) and closing shift (4-10 

employees). The typical hours of operation are 11:00 am – 11:00 pm Sunday through Thursday, 
and open until 11:30 pm Friday through Saturday.  During our peak season, Memorial Day to Labor 

Day, we are open 30 minutes later each night.   
 

Please do not hesitate to contact me with any questions.  

 
Sincerely,  

 
Liana Moore
Development Project Manager
Andy’s Frozen Custard Stores, LLC
417-631-1878
liana.moore@eatandys.com
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AS-1

C-1

M-1

GL-1

S-1

N-1

C-1

DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:
BY PINNACLE SIGN GROUP
ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 
PRE-FINISHED ALUMINUM CAP AND SILL 
FLASHING AT MASONRY VENEER AND, TYP. 
COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 
WHITE VINYL FILM ON INSIDE FACE OF GLASS

#

GL-1 GLAZING TYPE 1: 
STOREFRONT
MNFR: KAWNEER 451T 
COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 
ANNODIZED ALUMINUM CAP AND SILL 
FLASHING AT STOREFRONT, TYP. 
COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 
MODULAR BRICK
GLEN-GERY
COLOR: EBONITE VELOUR
GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: CHILI PEPPER

M-1

T.O. CANOPY
28' - 0"

T.O. LOW ROOF
14' - 0"

DATUM
10' - 0"

MASONRY KNEE WALL
3' - 0"

LEVEL 1 -FF
0' - 0"

T.O. UPPER ROOF
16' - 6"

T.O. CANOPY
28' - 0"

T.O. LOW ROOF
14' - 0"

DATUM
10' - 0"

MASONRY KNEE WALL
3' - 0"

LEVEL 1 -FF
0' - 0"

T.O. UPPER ROOF
16' - 6"

C-2

M-1

GL-1

AS-1

N-1

M-1

C-1

SOUTH ELEVATION

EAST ELEVATION

AS-2

CHILI PEPPER

 BONE WHITE

NORTH ELEVATION

WEST ELEVATION
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C-1

DESCRIPTION

N-1 PERIMETER FASCIA & SHIELDED LED LIGHTING:
BY PINNACLE SIGN GROUP
ANODIZED ALUM. FASCIA W/ LED LIGHTING

COPING/ROOF EDGE TYPE 1: 
PRE-FINISHED ALUMINUM CAP AND SILL 
FLASHING AT MASONRY VENEER AND, TYP. 
COLOR:  MATCH MASONRY COLOR

EXTERIOR FINISH SCHEDULE

VF-1 VINYL FILM: 
WHITE VINYL FILM ON INSIDE FACE OF GLASS

#

GL-1 GLAZING TYPE 1: 
STOREFRONT
MNFR: KAWNEER 451T 
COLOR: CLEAR ANODIZED

C-2 COPING/ROOF EDGE TYPE 2: 
ANNODIZED ALUMINUM CAP AND SILL 
FLASHING AT STOREFRONT, TYP. 
COLOR:  MATCH STOREFRONT FRAMING

AS-1

M-1 MASONRY TYPE 1: 
MODULAR BRICK
GLEN-GERY
COLOR: EBONITE VELOUR
GROUT: TO MATCH BRICK

AS-2 PATIO CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: BONE WHITE

DRIVE-THRU CANOPY MATERIAL: 
LONGBOARD
6" V-GROOVE EXTRUDED ALUM SOFFIT PANELS
COLOR: CHILI PEPPER

T.O. CANOPY
28' - 0"

T.O. LOW ROOF
14' - 0"

DATUM
10' - 0"

MASONRY KNEE WALL
3' - 0"

LEVEL 1 -FF
0' - 0"

T.O. UPPER ROOF
16' - 6"C-1

M-1

N-1

M-1

C-1

T.O. CANOPY
28' - 0"

T.O. LOW ROOF
14' - 0"

DATUM
10' - 0"

MASONRY KNEE WALL
3' - 0"

LEVEL 1 -FF
0' - 0"

T.O. UPPER ROOF
16' - 6"C-1

M-1

GL-1

M-1

C-2

N-1

NORTH ELEVATION

WEST ELEVATION

CHILI PEPPER

 BONE WHITE

SOUTH ELEVATION

EAST ELEVATION

Floats        Jackhammers
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A401

83



0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.2

0.2

0.2

0.3

0.3

0.3

0.3

0.3

0.3

0.3

0.4

0.4

0.4

0.4

0.4

0.5

0.5

0.5

0.5

0.6

0.6

0.6

0.6

0.6

0.6

0.5

0.5

0.5

0.5

0.4

0.4

0.4

0.4

0.3

0.3

0.3
0.4

0.40.4
0.5

0.5
0.5

0.5
0.5

0.4
0.4

0.3
0.3

0.3
0.3

0.3
0.3

0.3
0.3

0.3
0.3

0.40.40.40.40.40.50.50.60.60.60.70.70.60.60.60.50.50.60.60.60.50.50.40.40.30.30.20.20.1

0.1

0.2

0.2

0.2

0.2

0.2

0.2

0.2

0.3

0.3

0.3

0.3

0.4

0.4

0.4

0.4

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.5

0.6

0.6

0.6

0.6

0.6

0.6

0.6

0.5

0.5

0.5

0.5

0.4

0.4

0.4

0.4

0.3

0.3

0.3

0.2

0.2

0.2

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.2 0.2 0.3 0.3

0.2 0.2 0.3 0.4

0.2 0.3 0.3 0.4

0.2 0.3 0.4 0.5

0.2 0.3 0.4 0.5

0.2 0.3 0.4 0.5

0.3 0.3 0.4 0.6

0.3 0.4 0.5 0.6

0.3 0.4 0.5 0.6

0.3 0.4 0.5 0.6

0.4 0.5 0.6 0.7 0.8 1.0 1.2 1.3 1.4 1.5

0.4 0.5 0.6 0.7 0.9 1.0 1.2 1.4 1.4 1.5

0.4 0.5 0.6 0.8 0.9 1.1 1.3 1.4 1.4 1.4

0.5 0.6 0.7 0.8 1.0 1.2 1.4 1.5 1.5 1.5

0.5 0.6 0.7 0.9 1.1 1.3 1.5 1.6 1.7 1.6

0.5 0.7 0.8 1.0 1.2 1.4 1.6 1.8 1.8 1.7

0.6 0.7 0.8 1.0 1.2 1.5 1.7 1.9 1.9 1.9

0.6 0.7 0.9 1.1 1.3 1.6 1.8 1.9 2.0 2.0

0.6 0.8 0.9 1.1 1.4 1.7 1.9 2.0 2.1 2.1

0.6 0.8 0.9 1.2 1.4 1.8 2.0 2.1 2.2 2.2

0.6 0.8 1.0 1.2 1.5 1.8 2.1 2.2 2.3 2.3

0.6 0.8 1.0 1.3 1.5 1.9 2.1 2.3 2.4 2.4

0.6 0.8 1.0 1.3 1.5 1.9 2.2 2.3 2.4 2.4

0.6 0.8 1.0 1.3 1.5 1.9 2.1 2.3 2.4 2.3

0.6 0.8 1.0 1.2 1.5 1.8 2.1 2.3 2.4 2.3

0.6 0.8 1.0 1.2 1.5 1.8 2.1 2.3 2.4 2.4

0.6 0.8 1.0 1.2 1.4 1.8 2.1 2.3 2.5 2.5

0.6 0.8 1.0 1.2 1.4 1.7 2.1 2.4 2.6 2.6

0.6 0.8 1.0 1.1 1.4 1.7 2.1 2.4 2.6 2.7

0.6 0.8 1.0 1.2 1.4 1.7 2.1 2.4 2.6 2.7

0.6 0.8 1.0 1.2 1.5 1.8 2.1 2.4 2.6 2.6

0.6 0.8 1.0 1.2 1.5 1.8 2.1 2.4 2.5 2.5

0.6 0.8 1.0 1.3 1.6 1.9 2.2 2.4 2.5 2.5

0.7 0.9 1.0 1.3 1.6 1.9 2.2 2.4 2.5 2.5

0.7 0.9 1.1 1.3 1.6 2.0 2.3 2.5 2.6 2.6

0.7 0.9 1.1 1.3 1.6 2.0 2.3 2.5 2.6 2.6

0.7 0.9 1.0 1.3 1.6 2.0 2.2 2.4 2.5 2.6

0.7 0.8 1.0 1.3 1.6 1.9 2.2 2.3 2.5 2.5

0.7 0.8 1.0 1.2 1.5 1.8 2.1 2.2 2.4 2.4

0.6 0.8 1.0 1.2 1.5 1.8 2.0 2.2 2.3 2.3

0.6 0.8 0.9 1.1 1.4 1.7 1.9 2.1 2.2 2.2
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24.6 29.1 33.6 37.2 39.6 40.8 40.4 38.5 35.2

25.7 30.5 35.1 38.6 41.0 42.1 41.6 39.8 36.3

26.4 31.2 35.4 38.9 41.5 42.5 41.8 39.8 36.5

26.0 30.6 34.8 38.2 40.3 41.2 40.8 38.9 35.6

24.9 29.2 33.3 36.3 38.3 39.0 38.3 36.5 33.3
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20.6 24.0 27.0 29.3 30.7 31.0 30.3 28.6 26.0

17.9 20.7 23.0 24.9 25.8 26.0 25.4 23.7 21.0
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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

April 8, 2026

City of Darian
1702 Plainfield Road
Darien, Illinois

Attention: Ryan Murphy

Subject: 2201 75th Street – Dutch Bros. and Andy’s Frozen Custard Commercial 
Developments
(CBBEL Project No. 950323.H0282) 

Dear Ryan:

As requested, we have reviewed the following documents associated with this project:
Preliminary Engineering plans for 2201 75th Street, prepared by Manhard
Consulting, consisting of 6 pages, bearing a revision date of March 18, 2026
Preliminary Plat of Subdivision, prepared by Atwell, consisting of 3 pages, bearing
a revision date of March 18, 2026
Preliminary Stormwater Management Summary for 2201 75th Street, prepared by
Manhard Consulting, bearing a revision date of February 27, 2026 (previous 
submittal)
Existing Boundary and Topographic Survey, prepared by Manhard Consulting,
consisting of 2 pages, dated January 26, 2026 (previous submittal)
Alta Commitment for Title Insurance, prepared by Stewart Title Guaranty
Company, consisting of 20 pages, undated (previous submittal)

The following comments are provided for your use. We will defer to your judgement if the 
below comments must be addressed prior to Plan Commission or can be incorporated 
into the final plans.

Preliminary Plat of Subdivision
1. In Easement Notes 1, the work GRAND should be GRANT.

Preliminary Engineering Plans

1. There is an order board shown in the patio area of Andy’s. We presume this is
misplaced.

2. We presume the order boards for Dutch Bros. will be the square and median
directly south of the building.

3. It is our understanding that any outdoor seating areas will have perimeter fencing
to separate the area from traffic.
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4. We presume that there will be a curb ram southeast of the Dutch Bros. building 
on the route to the trash enclosure.  

5. We suggest that if either building will have outdoor seating, that consideration be 
given to adding bollards or some other barrier to protect against errant vehicles. 

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

Daniel L. Lynch, PE, CFM
Vice President, Head Municipal Engineering Department

Cc Dan Gombac, City of Darien
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PRELIMINARY
STORMWATER MANAGEMENT SUMMARY

FOR

2201 75th SREET

DARIEN, ILLINOIS

Prepared for:

CORE ACQUISITIONS

Prepared by:

MANHARD CONSULTING, LTD.

105



TABLE OF CONTENTS

106



INTRODUCTION

PROJECT DESCRIPTION

EXISTING CONDITIONS

ONSITE DETENTION SUMMARY

excluding any areas of the Development Site for which detention has 
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already been provided

increase 43 Square Feet.

43 SF of net new
Therefore, stormwater detention is NOT required because this is below the 25,000 square foot 

threshold identified above.

POST CONSTRUCTION BEST MANAGEMENT PRACTE (PCBMP) SUMMARY 

increase 43 Square Feet.

43 SF of net new
Therefore, Post Construction Best Management Practices (PCBMP’s) are NOT required.

WETLAND
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FLOODPLAIN

SUMMARY

NOT

NOT
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Imagery ©2026 Airbus, Maxar Technologies, Vexcel Imaging US, Inc., Map data ©2026 Google 200 m

2201 75th St - Darien, IL

PROJECT LOCATION
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Wetlands

U.S. Fish and Wildlife Service, National Standards and Support Team,
wetlands_team@fws.gov

Wetlands

Estuarine and Marine Deepwater

Estuarine and Marine Wetland

Freshwater Emergent Wetland

Freshwater Forested/Shrub Wetland

Freshwater Pond

Lake

Other

Riverine

February 26, 2026
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0 0.05 0.10.025 km

1:1,873

This page was produced by the NWI mapper
National Wetlands Inventory (NWI)

This map is for general reference only. The US Fish and Wildlife 
Service is not responsible for the accuracy or currentness of the 
base data shown on this map. All wetlands related data should 
be used in accordance with the layer metadata found on the 
Wetlands Mapper web site.

112



113



114



PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

SHEET

PROJ. ASSOC.:

R
E

V
IS

IO
N

S
D

R
A

W
N

 B
Y

TM

OF

D
A

TE

E
X

IS
TI

N
G

 D
R

A
IN

A
G

E
 A

R
E

A
 E

X
H

IB
IT

C
IT

Y
 O

F 
D

A
R

IE
N

, I
LL

IN
O

IS

22
01

 7
5T

H
 S

TR
E

E
T

115



PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

SHEET

PROJ. ASSOC.:

R
E

V
IS

IO
N

S
D

R
A

W
N

 B
Y

TM

OF

D
A

TE

P
R

O
P

O
S

E
D

 D
R

A
IN

A
G

E
 A

R
E

A
 E

X
H

IB
IT

C
IT

Y
 O

F 
D

A
R

IE
N

, I
LL

IN
O

IS

22
01

 7
5T

H
 S

TR
E

E
T

116



PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

OF

SHEET

PROJ. ASSOC.:

D
A

TE
R

E
V

IS
IO

N
S

D
R

A
W

N
 B

Y

33
3 

E
as

t 
B

ut
te

rf
ie

ld
 R

o
ad

, S
ui

te
 6

00
Lo

m
b

ar
d

, I
L 

60
14

8
p

h
:6

30
.6

91
.8

50
0

22
01

 7
5T

H
 S

TR
E

E
T

D
A

R
IE

N
, I

LL
IN

O
IS

 

P
R

E
LI

M
IN

A
R

Y
 P

LA
T 

117



PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

OF

SHEET

PROJ. ASSOC.:

D
A

TE
R

E
V

IS
IO

N
S

D
R

A
W

N
 B

Y

33
3 

E
as

t 
B

ut
te

rf
ie

ld
 R

o
ad

, S
ui

te
 6

00
Lo

m
b

ar
d

, I
L 

60
14

8
p

h
:6

30
.6

91
.8

50
0

22
01

 7
5T

H
 S

TR
E

E
T

D
A

R
IE

N
, I

LL
IN

O
IS

 

P
R

E
LI

M
IN

A
R

Y
 P

LA
T 

118



PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

OF

SHEET

PROJ. ASSOC.:

D
A

TE
R

E
V

IS
IO

N
S

D
R

A
W

N
 B

Y

33
3 

E
as

t 
B

ut
te

rf
ie

ld
 R

o
ad

, S
ui

te
 6

00
Lo

m
b

ar
d

, I
L 

60
14

8
p

h
:6

30
.6

91
.8

50
0

22
01

 7
5T

H
 S

TR
E

E
T

D
A

R
IE

N
, I

LL
IN

O
IS

 

P
R

E
LI

M
IN

A
R

Y
 P

LA
T 

119



AGENDA MEMO 
MUNICIPAL SERVICES COMMITTEE 

APRIL 27, 2026 

ISSUE STATEMENT 
Text amendments to Title 7 (Health and Sanitation) to clarify existing outdoor storage standards 
for trash bins under Section 7-1-5(B) of the City Code. 

ORDINANCE 

BACKGROUND/OVERVIEW 
In March 2026, City staff reviewed existing storage requirements for residential refuse and 
recycling containers, contained in Section 7-1-5(B) of the City’s Code, with an Administrative 
Hearing Officer for the purpose of determining their enforceability. Following this review, staff 
were informed that the regulations were not enforceable as intended, due to the fact that 
standardized bins and/or totes provided by the City’s franchised waste hauler, Lakeshore 
Recycling Systems (LRS), could easily be construed as the “City-approved container” described 
in the Code. 

Staff developed ordinance revisions (shown below) that clarify that LRS bins and other trash cans, 
recycling containers and compost bins shall be located in a prefabricated enclosure of a certain 
size, with the ability of the Community Development Director to approve alternatives.  

ORDINANCE REVISIONS 
The proposed ordinance revisions are below. Added text is shown in bold type, while deleted text 
is shown with a strikethrough. 

(B) Refuse, recyclables or compostable materials stored in approved containers such as kraft bags
or residential carts/totes issued by the City’s franchised waste hauler, may be placed on the parkway 
twenty four (24) hours before the scheduled scavenger service and containers used to store these items shall 
be removed from the parkway twenty four (24) hours after said scavenger service. It shall be unlawful to 
place such containers anywhere between the front of the main building, or the side when facing the street, 
and the street, except during the times specified hereinabove. City-approved containers may be stored 
between the front of the main building and the street, or between the side of the building and the street when 
the side of the building is facing the street. The make and model of the approved containers are on file in 
the City's Building Department. Residential carts/totes issued by the franchised waste hauler may be 
stored in the front yard or street-facing side yard only if fully enclosed within a pre-manufactured 
outdoor storage unit (such as a deck box or horizontal storage shed) with minimum interior 
dimensions sufficient to contain the residential cart/tote and maximum exterior dimensions of no 
greater than sixty inches (60") in length, forty inches (40") in width, and fifty-four inches (54") in 
height, which shall be placed no further than five (5) feet from the garage or front wall of the home, 
and placed at least five (5) feet or more from any property line. Alternative enclosures constructed 
of wood or other materials are subject to review and approval by the Community Development 
Director. 

DECISION MODE 
The Municipal Services Committee will consider this item at its meeting on April 27, 2026. 

MEETING SCHEDULE 
Municipal Services Committee April 27, 2026 
City Council  May 4, 2026 

Item i
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ORDINANCE NO. ________________ 
 

 

 
1 

 
 

AN ORDINANCE AMENDING TITLE 7, HEALTH AND SANITATION, 
OF THE DARIEN CITY CODE 

 
(RE: STORAGE OF LRS BINS) 

 
 

WHEREAS, the City of Darien is a home rule unit of local government pursuant to the 

provisions of Article VII, Section 6 of the Illinois Constitution of 1970; and 

 WHEREAS, as a home rule unit of local government, the City may exercise any power 

and perform any function pertaining to its government except as limited by Article VII, Section 6; 

and 

 WHEREAS, the City of Darien has adopted Health and Sanitation Regulations set forth 

in the Darien City Code Title 7; and 

 WHEREAS, City Council has deemed it reasonable to periodically review said Code and 

make necessary changes thereto; and 

 WHEREAS, on April 27, 2026, the City’s Municipal Services Committee reviewed a 

proposed update to the Code and has forwarded its recommendation of approval of this petition to 

the City Council; and 

 WHEREAS, the City Council has reviewed the findings and recommendations described 

above and now determines to grant the petition subject to the terms, conditions, and limitations 

described herein below; 

 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 

OF DARIEN, DU PAGE COUNTY, ILLINOIS, IN THE EXERCISE OF ITS HOME RULE 
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POWERS, ILLINOIS, as follows: 

SECTION 1: Title 7 of the City Code of Darien, Section 7-1-5(B) “Storing or Placing 

Garbage, Refuse, Recyclables, Compostable Materials, Etc., on the Parkway for Scavenger 

Removal” is hereby amended to read as follows: 

(B) Refuse, recyclables or compostable materials stored in approved containers such as kraft bags 
or residential carts/totes issued by the City’s franchised waste hauler, may be placed on the parkway twenty 
four (24) hours before the scheduled scavenger service and containers used to store these items shall be 
removed from the parkway twenty four (24) hours after said scavenger service. It shall be unlawful to place 
such containers anywhere between the front of the main building, or the side when facing the street, and 
the street, except during the times specified hereinabove. Residential carts/totes issued by the franchised 
waste hauler may be stored in the front yard or street-facing side yard only if fully enclosed within a pre-
manufactured outdoor storage unit (such as a deck box or horizontal storage shed) with minimum interior 
dimensions sufficient to contain the residential cart/tote and maximum exterior dimensions of no greater 
than sixty inches (60") in length, forty inches (40") in width, and fifty-four inches (54") in height, which 
shall be placed no further than five (5) feet from the garage or front wall of the home, and placed at least 
five (5) feet or more from any property line. Alternative enclosures constructed of wood or other materials 
are subject to review and approval by the Community Development Director. 
 

SECTION 2: Home Rule. This ordinance and each of its terms shall be the effective 

legislative act of a home rule municipality without regard to whether such ordinance should (a) 

contain terms contrary to the provisions of current or subsequent non-preemptive state law, or (b) 

legislate in a manner or regarding a matter no delegated to municipalities by state law. It is the 

intent of the corporate authorities of the City of Darien that to the extent of the terms of this 

ordinance should be inconsistent with any non-preemptive state law, that this ordinance shall 

supercede state law in that regard within its jurisdiction.  

SECTION 3: Effective Date. This Ordinance shall be in full force and effect upon its 

passage, approval, and publication as required by law. 

PASSED AND APPROVED BY THE CITY COUNCIL OF THE CITY OF DARIEN, 

DU PAGE COUNTY, ILLINOIS, this ____ day of ___________, 2026.

123



ORDINANCE NO. ________________ 
 

 

 
3 

AYES   __________________________________________________________________ 

NAYS: __________________________________________________________________ 

ABSENT: __________________________________________________________________ 

APPROVED BY THE MAYOR OF THE CITY OF DARIEN, DU PAGE COUNTY, 

ILLINOIS, this ____ day of _____________, 2026. 

 
__________________________________________ 
JOSEPH A. MARCHESE, MAYOR 

ATTEST: 
 
___________________________________________ 
JOANNE E. RAGONA, CITY CLERK 
 
 
APPROVED AS TO FORM: 
 
___________________________________________ 
CITY ATTORNEY 
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MINUTES  

CITY OF DARIEN 

MUNICIPAL SERVICES COMMITTEE 

Monday, March 23, 2026 

PRESENT: Alderman Thomas Belczak – Chairman, Alderman Ted Schauer, Alderman Ralph 
Stompanato 

ABSENT: None 

OTHERS: Mr. Dan Gombac – Director 

Establish Quorum  

Chairperson Thomas Belczak ca lled the meeting to order at 6:00 p.m. at the Ci ty of Darien Ci ty 
Hal l, 1702 Plainfield Road, Darien, I llinois. Chairperson Belczak declared a  quorum present.  

Old Business 

There was no old business to discuss.  

New Business 

m. PZC-26-3 – Petition from Connor Franklin c/o RCG Ventures for a minor amendment to
a planned unit development and plat of subdivision to subdivide the property at 2101
West 75th Street (PIN 09-29-400-033) into two lots within the General Business
District (B-3). There will be no new construction, and no other changes are proposed.

Mr. Gombac, Director, reported that RCG Ventures was the real estate broker for TGIF and 
Home Depot. He reported that Home Depot would be renewing a  long-term lease and would 
want control over their own property maintenance. He further reported that two business had 
been proposed at the TGIF property.  

Chairperson Belczak questioned if they would have their own PIN since they would carve out 
that section of property.  

Mr. Gombac confirmed that they would. He further s tated that they would have access to the 
75th Street traffic signal.  

Alderman Eric Gustafson questioned how this would impact the maintenance of the property 
and i f they would hire a separate company. 

Mr. Gombac stated that i t would depend on how they set up their deal with RCG.  

Alderman Gustafson questioned what the overall purpose would be.  
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Mr. Gombac reported that it would be for ownership.  

Alderman Stompanato made a motion, seconded by Alderman Schauer to approve PZC-26-3 – 
Petition from Connor Franklin c/o RCG Ventures for a minor amendment to a planned unit 
development and plat of subdivision to subdivide the property at 2101 West 75th Street (PIN 
09-29-400-033) into two lots within the General Business District (B-3). There will be no new 
construction, and no other changes are proposed.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

n. PZC-26-2 – Petition from Darick Ammons for the approval of a Special Use Permit for 
the establishment and operation of a pool hall/amusement use with a full kitchen and 
bar within the Chestnut Court shopping center located in the B-3 (General Business) 
zoning district at the southeast corner of 75th Street and Lemont Road, commonly 
known as 7511 Lemont Road (PINs 09-29-300-008, 09-29-300-022, 09-29-300-023, 09-
29-300-024, and 09-29-300-025. 

Mr. Gombac reported that this would be the first part of a major entertainment, kitchen, bar-
use and would not follow the typical pool hall model. He reported that it would be an upscale 
place with craft beer and whiskey, full-service kitchen, billiards tables, and events, and would 
bring a  lot of foot traffic to the shopping center. He further reported that the petition would be 
mixed-use, pool hall/amusement special use, with potential economic incentives through the 
TIF, pending a deal with the developer.  

Alderman Eric Gustafson s tated that he attended the PZC meeting and that the petitioner 
would set aside dedicated family time at the establishment. He questioned how that would 
work with the liquor license.  

Mr. Gombac stated that they would be a llowed in, just not at the bar, similar to Chuck’s. He 
s tated that the petitioner was very motivated, family-oriented and professional.  

Alderman Ralph Stompanato questioned i f they would provide classes to the high school.  

Mr. Gombac reported that he would give back to the community in some way.  

There was some discussion regarding the responsiveness of the management team. 

Alderman Gustafson confirmed that there had been no i ssues ra ised at the PZC meeting.  

Alderman Schauer made a motion, seconded by Alderman Stompanato to approve PZC-26-2 – 
Petition from Darick Ammons for the approval of a Special Use Permit for the establishment 
and operation of a pool hall/amusement use with a full kitchen and bar within the Chestnut 
Court shopping center located in the B-3 (General Business) zoning district at the southeast 
corner of 75th Street and Lemont Road, commonly known as 7511 Lemont Road (PINs 09-29-
300-008, 09-29-300-022, 09-29-300-023, 09-29-300-024, and 09-29-300-025.  
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Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

a. Motion – Accepting a proposal from Steve Piper and Sons, Inc., for Tub Grinding 
Services in an amount not to exceed $6,500.00.  

Mr. Gombac reported that they had been utilizing this operation for years, that it involved 
double grinding chips for resident use. He reported that it would cost the ci ty slightly more, but 
i t would be a service for residents. He further reported that they will be looking at the quality of 
the chips with the vendor before distributing to residents, and that they should call Public 
Works  with their orders once i t is open.  

There was no one in the audience wishing to present public comment.  

Alderman Stompanato made a motion, seconded by Alderman Schauer to accept a proposal 
from Steve Piper and Sons, Inc., for Tub Grinding Services in an amount not to exceed 
$6,500.00.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

b. Resolution – Authorization to execute an Illinois Department of Transportation 
Resolution, (IDOT BLR 14220) authorizing the expenditure of Motor Fuel Tax (MFT) 
funds for the FY 2026/27 General Maintenance items in the amount of $802,784.90 for 
a period from May 1, 2026 through April 30, 2027.  

Mr. Gombac reported that there had been a  couple different attachments including material, 
labor, etc. He reported that i t would cover any type of ROW, or anything there for the public 
good, and that this was done with IDOT every year.  

There was no one in the audience wishing to present public comment.  

Alderman Schauer made a motion, seconded by Alderman Stompanato to approve a 
Resolution – Authorization to execute an Illinois Department of Transportation Resolution, 
(IDOT BLR 14220) authorizing the expenditure of Motor Fuel Tax (MFT) funds for the FY 
2026/27 General Maintenance items in the amount of $802,784.90 for a period from May 1, 
2026 through April 30, 2027.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

c. Resolution – Allowing the City of Darien to perform maintenance and emergency work 
on City owned infrastructure on State of Illinois Highway System, for a period May 1, 
2026 through April 30, 2028. 

Mr. Gombac reported that this would come back on an annual basis, and if an emergency 
occurred, l ike a  water main break, i t would be the city’s responsibility, and this would allow the 
State of Illinois Highway System to come on city property and do what they need to do.  

Alderman Stompanato questioned i f they own the piece of property that the trucks work on.  
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Mr. Gombac reported that they were working on that. He further reported that Christopher 
Burke Engineering had put a  plan in place to resurface the roadway. He reported that the police 
department could enforce the property, but not public works.  

There was no one in the audience wishing to present public comment.  

Alderman Schauer made a motion, seconded by Alderman Stompanato to approve a 
Resolution – Allowing the City of Darien to perform maintenance and emergency work on 
City owned infrastructure on State of Illinois Highway System, for a period May 1, 2026 
through April 30, 2028.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

d. Ordinance – Approving a master licensing agreement between the City of Darien and 
Ezee Fiber Texas, LLC for a citywide fiber optic infrastructure implementation. 

Mr. Gombac reported that this company was based in Texas and was currently working in 
Downers Grove, and that AT&T had been working on buildouts. He reported that they would 
work in front of houses in the rights-of-way. He further reported that Lumos had been given a 
l i cense, but haven’t officially pulled out. Mr. Gombac reported they would l ikely s tart work in 
the late summer, but had not submitted drawings or applied for permits. He reported that they 
would replace the full width of concrete and backfill wi th an instant material. He further 
reported that the company would provide a full presentation at the ci ty council meeting. Mr. 
Gombac further clarified that they could not say no, only negotiate, and that Attorney Murphey 
concluded i t would be first-come, first-serve. 

There was no one in the audience wishing to present public comment.  

Alderman Stompanato made a motion, seconded by Alderman Schauer to approve an 
Ordinance – Approving a master licensing agreement between the City of Darien and Ezee 
Fiber Texas, LLC for a citywide fiber optic infrastructure implementation.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

e. Motion – Accepting a proposal from Garland/DBS, Inc., Services related to the interior 
wall, roof purlins, roof and gutter upgrades of the Municipal Services Salt Shed, 1041 S 
Frontage Road, including materials and related services for the repairs and upgrades 
of specified work in an amount not to exceed $295,763.  

Mr. Gombac reported that this would be for the upcoming budget, and that they wanted to 
secure some material as prices were increasing. He reported that the building had been shifting 
due to cracking and the momentum from loading and unloading salt. He further reported that 
the inside had cracks and that they would need to remove salt, air-dry the inside, and remove 
the salt leeching and rusting, and check the moisture. Mr. Gombac reported that they would 
need a new membrane on the roof and would call in service for the labor, with a  15-year 
guarantee.  
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There was no one in the audience wishing to present public comment.  

Alderman Stompanato made a motion, seconded by Alderman Schauer accepting a proposal 
from Garland/DBS, Inc., Services related to the interior wall, roof purlins, roof and gutter 
upgrades of the Municipal Services Salt Shed, 1041 S Frontage Road, including materials and 
related services for the repairs and upgrades of specified work in an amount not to exceed 
$295,763.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

f. Motion – Approving a dedicated Plat of Easement at Chestnut Court Plaza for an 
electrical service to provide power for low-voltage lighting at the City’s gateway sign, 
located within the southern right-of-way east of Lemont Road, on property owned by 
Chestnut Court Darien IL LLC (PIN No. 09-29-300-008). 

g. Motion – Authorizing the Mayor to enter into an agreement with Chestnut Court 
Darien IL LLC related to providing electrical service for the low-voltage lighting at the 
City’s gateway sign located within the southern right-of-way east of Lemont Road.  

Mr. Gombac reported that this was the program for l ighting on the welcome signs. He reported 
that ComEd would allow them to use a  transformer, but they would have to go across the 
s treet and bore into the road. He further reported that they went to Chestnut Court who 
agreed to let them use a light pole through the easement, which would cost about $100 per 
year, and renewed annually based on consumption.  

There was no one in the audience wishing to present public comment.  

Alderman Schauer made a motion, seconded by Alderman Stompanato approving a 
dedicated Plat of Easement at Chestnut Court Plaza for an electrical service to provide power 
for low-voltage lighting at the City’s gateway sign, located within the southern right-of-way 
east of Lemont Road, on property owned by Chestnut Court Darien IL LLC (PIN No. 09-29-300-
008) and authorizing the Mayor to enter into an agreement with Chestnut Court Darien IL LLC 
related to providing electrical service for the low-voltage lighting at the City’s gateway sign 
located within the southern right-of-way east of Lemont Road.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

h. Ordinance – Authorizing the City of Darien to participate in the Suburban Tree 
Consortium Membership for the future purchase of trees and labor to install. 

Mr. Gombac reported that city arborist Paul Devine suggested joining the consortium instead of 
going to bid every year, which would cost $575 per year, save money, and give them access to 
a l l vendors. He reported that Mr. Devine would sit on the board and would be able to meet 
with the vendors and other counterparts.  

There was no one in the audience wishing to present public comment.  
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Alderman Schauer made a motion, seconded by Alderman Stompanato to approve an 
Ordinance – Authorizing the City of Darien to participate in the Suburban Tree Consortium 
Membership for the future purchase of trees and labor to install.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

i. Motion – Accepting a proposal from Belmont Digital LLC to remove damaged 
components and replace the marquee panel, data box controls, limited welding metal 
fabrication and the illuminated sign panel for the Marquee Site on the southwest 
corner of Plainfield Rd. and Cass Ave. 7702 Cass Ave. at a cost not to exceed $34,950.  

j. Motion – Accepting a proposal from Terrain Landscape Contractors to remove 
damaged components and replace the landscape lighting controller, low voltage 
lighting, limited retaining wall reset, landscape plantings and mulch at the Marquee 
Site on the southwest corner of Plainfield Rd. and Cass Ave. 7702 Cass Ave. at a cost 
not to exceed $9,743.  

k. Motion – Approving electrical services from Rags Electric, Inc. as related to the electric 
panel circuitry, re-wiring and conduit removal and replacement at the material and 
hourly unit prices in an estimated amount not to exceed $2,000 at the Marquee Site 
on the southwest corner of Plainfield Rd. and Cass Ave. 7702 Cass Ave. Unit costs on 
file under R-13-25 Rag’s Electric Street Light Maintenance. 

l. Motion – Approval for a contingency for unforeseen damages to underground, and 
structural components, water that may require removal and replacement at a cost not 
to exceed $5,000 at the Marquee Site on the southwest corner of Plainfield Rd. and 
Cass Ave. 7702 Cass Ave. 

Mr. Gombac reported that there had been a  vehicular accident that caused s ignificant damage 
to the s ign and most of the panel controls located behind the impact zone, that this would be a 
package deal with Belmont Digital. He reported that there had been two competitive bids for 
landscaping and the city would be responsible for $4,000-4,500 due to lighting damage. He 
further reported that they would rebuild the retaining wall and put in new plantings. Mr. 
Gombac reported that Rags Electric would reinstall the conduit and wiring, and the insurance 
would want detailed invoices upon completion. He reported that there would be $51,693 in 
expense, but it would be mostly reimbursement.  

There was some discussion regarding insurance.  

There was no one in the audience wishing to present public comment.  

Alderman Stompanato made a motion, seconded by Alderman Schauer accepting a proposal 
from Belmont Digital LLC to remove damaged components and replace the marquee panel, 
data box controls, limited welding metal fabrication and the illuminated sign panel for the 
Marquee Site on the southwest corner of Plainfield Rd. and Cass Ave. 7702 Cass Ave. at a cost 
not to exceed $34,950, accepting a proposal from Terrain Landscape Contractors to remove 
damaged components and replace the landscape lighting controller, low voltage lighting, 
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limited retaining wall reset, landscape plantings and mulch at the Marquee Site on the 
southwest corner of Plainfield Rd. and Cass Ave. 7702 Cass Ave. at a cost not to exceed 
$9,743, approving electrical services from Rags Electric, Inc. as related to the electric panel 
circuitry, re-wiring and conduit removal and replacement at the material and hourly unit 
prices in an estimated amount not to exceed $2,000 at the Marquee Site on the southwest 
corner of Plainfield Rd. and Cass Ave. 7702 Cass Ave. Unit costs on file under R-13-25 Rag’s 
Electric Street Light Maintenance, and approval for a contingency for unforeseen damages to 
underground, and structural components, water that may require removal and replacement 
at a cost not to exceed $5,000 at the Marquee Site on the southwest corner of Plainfield Rd. 
and Cass Ave. 7702 Cass Ave.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

o. Minutes – February 23, 2026 Municipal Services Committee.  

There was no one in the audience wishing to present public comment.  

Alderman Schauer made a motion, seconded by Alderman Stompanato approving the 
February 23, 2026 Municipal Services Committee Meeting Minutes.  

Upon voice vote, the MOTION CARRIED UNANIMOUSLY 3-0.  

Director’s Report 

Mr. Gombac reported that they would be updating the ci ty website with the most recent 
commercial vehicle updates.  

He reported that they were out to bid for the Plainfield Road wall and would submit permits to 
the county to increase the radius at Linden. 

He reported that the gas station on Cass would break ground this year.  

He reported that there had been some turnaround with businesses in town closing and 
potential new ones coming.  

Next Scheduled Meeting 

Chairperson Belczak announced that the next meeting i s scheduled for Monday, April 27, 2026.  

ADJOURNMENT 

With no further business before the Committee, Chairperson Belczak adjourned the meeting 
at 7:14 p.m.   
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RESPECTFULLY SUBMITTED:  

X
Thomas Belczak
Chai rman

 

X
Ted  Schauer
Alderman

X
R alp h Stomp anato
Alderman
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