
 
 

CITY OF DARIEN TEMPORARY AMENDMENT TO PLANNING AND ZONING COMMISSION 
MEETING RULES FOR COMPLIANCE WITH ILLINOIS OPEN MEETINGS ACT:  

• In person attendance at Planning and Zoning Commission meetings is allowed. 
• The public will be permitted to attend a Planning and Zoning Commission meeting but 

the meeting room will be limited to 20 members of the public at one time. The public 
will be required to maintain social distancing rules and are required to wear a mask while 
in the building. 

• The public is encouraged to participate in the Planning and Zoning Commission meeting 
by submitting questions and comments via email to the City Planner Jordan Yanke at 
jyanke@darienil.gov. Emails providing public comment shall be submitted prior to the 
start of the Planning and Zoning Commission meeting.  

 
CITY OF DARIEN 

PLANNING AND ZONING COMMISSION 
Wednesday, August 18, 2021 

7:00 PM 
City Hall Council Chambers 

1702 Plainfield Road 
 

AGENDA 
1) Call to Order 
2) Roll Call 
3) Regular Meeting 

A. Old Business 
B. New Business 

i. PZC2021-04  
2305 Sokol Court & 2345 S Frontage Road – Final PUD Approval, Annexation 
Agreement Amendment, and Plat of Consolidation 
Petitioner, Equity Trust Company (Custodian F/B/O Paul Swanson IRA) seeks final 
approval for a Planned Unit Development (PUD), Annexation Agreement 
Amendment, and Plat of Consolidation in order to construct a multi-family 
apartment complex on property zoned Planned Unit Development (PUD)/Multi-
Family Residence District (R-3), located at 2305 Sokol Court and 2345 S Frontage 
Road in Darien, Illinois. This petition includes Waiver requests to the following 
standards in the Planned Unit Development (PUD) District: 
1. Section 5A-3-3-4: Waiver request to increase allowed residential density. 
2. Section 5A-3-3-5: Waiver request to off-street parking requirements. 
3. Section 5A-3-3-9(B): Waiver request to minimum setback requirement. 
4. Section 5A-3-3-10: Waiver request to increase maximum building height. 

 
 

mailto:jyanke@darienil.gov


4) Correspondence 
5) Approval of Minutes  April 21, 2021 
6) Next Meeting     September 1, 2021 
7) Public Comments  [On Any Topic Related to Planning and Zoning] 
8) Adjournment 
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MINUTES 
CITY OF DARIEN  

PLANNING & ZONING COMMISSION MEETING 
April 21, 2021 

 
PRESENT: Lou Mallers – Chairperson, Michael Desmond (7:16 pm), Robert Erickson, 

Hilda Gonzalez (7:03 pm), Steve Hiatt, Julie Kasprowicz, Brian Liedtke, 
Ralph Stompanato 

 
ABSENT: Bryan Gay 
 
OTHERS: Jordan Yanke - City Planner, Mayor Joseph Marchese, Attorney John 

Murphey 
 
Chairperson Lou Mallers called the meeting to order at 7:00 p.m. at the Darien City Hall, 
Council Chambers, 1702 Plainfield Road, Darien, Illinois.  Chairperson Mallers declared a 
quorum present and swore in the audience members wishing to present public 
testimony. 
 
REGULAR MEETING: 
 
A.  Public Hearing – PZC 2021-02 2305 Sokol Court & 2345 S Frontage Road 

– Major PUD Amendment, Annexation Agreement Amendment, and Plat of 
Consolidation Petitioner Shipper Columbus, LLC c/o Paul Swanson 
Associates, Inc. seeks approval for a Major Planned Unit Development 
(PUD) Amendment, Annexation Agreement Amendment, and Plat of 
Consolidation in order to construct a multi-family apartment complex on 
property zoned Planned Unit Development (PUD)/Multi-Family Residence 
District (R-3), located at 2305 Sokol Court and 2345 S Frontage Road in 
Darien, Illinois. This petition includes Waiver requests to the following 
standards in the Planned Unit Development (PUD) District: 1. Section 5A-
3-3-4: Waiver request to increase allowed residential density. 2. Section 
5A-3-3-5: Waiver request to off-street parking requirements. 3. Section 
5A-3-3-9(B): Waiver request to minimum setback requirement. 4. Section 
5A-3-3-10: Waiver request to increase maximum building height.  

 
Mr. Jordan Yanke, City Planner provided an overview and reported that at the last PZC 
meeting that it was the direction of the Committee that a market study be provided.  
He reported that the petitioner submitted a study, and it was included in the agenda 
packet. 
 
Mr. Paul Swanson, petitioner, stated that he was the authorized agent for the Equity 
Trust Company and the contract purchaser.  He provided an overview of the proposal 
and reported that he hired Kiser Group for the Market & Development Feasibility Study 
and stated that the schools will be getting the majority of taxes collected and compared 
this proposal to one completed in Arlington Heights.  Mr. Swanson stated that it is 
difficult to propose condominiums and that financing is difficult.  He provided a handout 
from a mortgage consultant.   
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Mr. Swanson stated that there were a lot of comments regarding undesirable and 
transient residents and that he did not agree and that the average stay of a renter is 3-
5 years and not transient.  He stated that credit checks for a lease is quite strict. 
 
Commissioner Ralph Stompanato stated that the market research study by Tracey Cross 
& Associates indicated that the development would not deteriorate property pricing. 
 
Commissioner Brian Liedtke questioned rental rates after selling.   
 
Mr. Swanson stated that a management company can come in and lower the rates but 
that his Arlington Heights development was sold and that they continue to raise the 
rent.  He stated that the vacancy rate is 3%. 
 
Commissioner Gonzalez questioned if there is a market analyses regarding apartment 
rental rates in the area. 
 
Mr. Swanson stated that the information can be found in the Kiser report.  He stated 
that the rental rates are realistic and what Kiser does for a living. 
 
Mr. Yanke reported that the PZC received a Matrix in the packet showing 2005 
development versus this proposal.  He noted that there were three proposals.   
 
Chairperson Mallers opened the meeting to anyone wishing to present new information 
regarding this proposal. 
 
Ms. Kate Shea stated that Mr. Swanson’s proposal has not changed and that he refuses 
to consider condominiums and that he is disrespectful and only interested in his own 
agenda.  She questioned why he cannot get a loan and provided copies of an article 
regarding the booming condo market and low interest rates. 
 
Mr. Kevin Drummond stated that the apartments Mr. Swanson developed in Arlington 
Heights are near a train.  He stated that Darien is landlocked and that this complex will 
end up with a lot of vacancies. 
 
Mr. Don Letrich stated that Mr. Swanson was lying and that rentals during Covid are 
struggling and that the rentals will go to HUD. 
 
Ms. Kathy Rogan stated that the smallest condo in the area is $227,000.  She 
questioned why not make them condominiums since the developer is already spending 
a lot of money. 
 
A Darien resident stated that renters do not have the same commitment and that this 
proposal lends no value to the neighborhood. He stated that the petitioner is not 
budging on the concept.  
 
Mr. George Nassis stated that there are numerous rentals available in Darien and that 
no more are needed.  He stated that the concept does not match with the homes in the 
area. 
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A Darien resident stated that the apartments are expensive and that there is nowhere 
to walk.  She stated that it does not fit in area.   
 
Ms. Karen Martin stated that the community is quiet, and that the development will 
devalue the homes. 
 
Mr. John Murphey, City Attorney reported that he is not an expert on market trends but 
that the zoning regulates land use and not land users.  He stated that the proposed 
land use is a reasonable one and the HUD issue is not appropriate for the Committee to 
consider.  Mr. Murphey stated that it is appropriate to look at land use for the piece of 
property. 
 
There was no one else in the audience wishing to present public comment and 
Chairperson Mallers closed the public hearing. 
 
Commissioner Hiatt stated that he has no issues with property value or crime but that 
the proposal does not fit in.  He stated that taxation gain is not significant and that he 
is inclined to listen to the residents. 
 
Commissioner Liedtke questioned the height of the building. 
 
Mr. Yanke sited the 1996 Ordinance and reported that the waiver is 5’ over the 2005 
47.9’ proposal.   
 
Commissioner Liedtke questioned if it viable to build a 3-story.   
 
Mr. Swanson stated that the Arlington Heights development is 3 miles from the train 
and that three stories would not be valuable and that it does not meet the decision 
criteria.   
 
Commissioner Desmond stated that the PZC needs to consider the waivers, density 
impact, parking, and setbacks. 
 
Commissioner Hiatt stated that the PZC needs to have conversation regarding the 
community. 
 
Mr. Yanke questioned the attorney regarding variations based on the waiver criteria. 
 
Attorney Murphey stated that PUDs are “antizoning” and there are bulk standards.  He 
stated that the discussion is on the right track and that there should be four separate 
votes. 
 
Commissioner Desmond read the special use criteria and the Committee discussed each 
waiver request. 
 
Commissioner Hiatt made a motion, and it was seconded by Commissioner 
Stompanato to approve Section 5A-3-3-4: Waiver request to increase 
allowed residential density.  
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Upon roll call vote, THE MOTION was unfavorable with a vote of 7 Nays and 1 
Aye.  Commissioner Stompanato voted Aye. Commissioner Gay was not 
present. 
 
Commissioner Hiatt made a motion, and it was seconded by Commissioner 
Kasprowicz to approve Section 5A-3-3-5: Waiver request to off-street 
parking requirements.  
 
Upon roll call vote, THE MOTION was unfavorable with a vote of 7 Nays and 1 
Aye.  Commissioner Stompanato voted Aye. Commissioner Gay was not 
present. 
 
There was some discussion about the loading area.  Commissioner Liedtke questioned if 
it would be screened.   
 
Mr. Swanson stated that the loading area screens itself because it goes down 11 feet. 
 
Commissioner Liedtke made a motion, and it was seconded by Commissioner 
Gonzalez to Section 5A-3-3-9(B): Waiver request to minimum setback 
requirement. 
 
Upon roll call vote, THE MOTION was unfavorable with a vote of 7 Nays and 1 
Aye.  Commissioner Stompanato voted Aye.  Commissioner Gay was not 
present. 
 
Commissioner Hiatt made a motion, and it was seconded by Commissioner 
Gonzalez to Section 5A-3-3-10: Waiver request to increase maximum 
building height.  
 
Upon roll call vote, THE MOTION was unfavorable with a vote of 7 Nays and 1 
Aye.  Commissioner Stompanato voted Aye.  Commissioner Gay was not 
present. 
 
Commissioner Liedtke made a motion, and it was seconded by Commissioner 
Gonzalez to approve PZC 2021-02 2305 Sokol Court & 2345 S Frontage Road 
– Major PUD Amendment, Annexation Agreement Amendment, and Plat of 
Consolidation as presented. 
 
Upon roll call vote, THE MOTION was unfavorable with a vote of 7 Nays and 1 
Aye.  Commissioner Stompanato voted Aye.  Commissioner Gay was not 
present. 
 
Mr. Yanke reported that the petition would be forwarded to the Municipal Services 
Committee with a non-favorable motion on Monday, April 26, 2021 at 7:00 pm  
 
CORRESPONDENCE 
 
There was no correspondence. 
 

6



OLD BUSINESS 
 
There was no old business. 
 
NEW BUSINESS 
 
There was no new business. 
 
APPROVAL OF MINUTES 
 
Mr. Jordan Yanke, Senior Planner stated that Mr. Chris Marema’s name was spelled 
incorrectly.   
 
Commissioner Stompanato made a motion, and it was seconded by 
Commissioner Desmond to approve the April 7, 2021 Regular Meeting 
Minutes with changes.  
 
Upon voice vote, THE MOTION CARRIED 8-0.  
 
NEXT MEETING 
 
Mr. Jordan Yanke announced that the next meeting is scheduled for May 5, 2021. 
  
PUBLIC COMMENTS (On any topic related to planning and zoning) 
 
There was no one in the audience wishing to present public comment. 
 
ADJOURNMENT 
 
With no further business before the Commission, Commissioner Liedtke 
made a motion, and it was seconded by Commissioner Gonzalez.  Upon voice 
vote, THE MOTION CARRIED unanimously, and the meeting adjourned at 
8:28 p.m. 
 
 
RESPECTFULLY SUBMITTED:  APPROVED: 
 
 
 
 
 
 
________________________ ________________________ 
Elizabeth Lahey    Lou Mallers 
Secretary     Chairperson 
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AGENDA MEMO 
PLANNING AND ZONING COMMISSION 

AUGUST 18, 2021 
 

CASE 
PZC2021-04 Final Planned Unit Development (PUD) Approval, Annexation 

Agreement Amendment, and Plat of Consolidation. This petition 
includes waivers requests that are described in this memo. 

 
ISSUE STATEMENT 
Petitioner is seeking final approval for a Planned Unit Development (PUD), Annexation 
Agreement Amendment, and Plat of Consolidation. Approval would allow the construction of a 
68-unit apartment complex on property zoned Planned Unit Development (PUD)/Multi-Family 
Residence District (R-3). Petition site comprises a total of 2.81 acres. 
 
The City Council granted preliminary approval for this petition on May 3, 2021. Per Zoning 
Ordinance standards, a Planned Unit Development (PUD) must also receive final approval. Final 
approval shall only be granted if the final plan conforms substantially to the preliminary plan, as 
approved. For reference, the following link provides access to the approved preliminary plan, in 
addition to other supporting documentation and studies from the May 3, 2021 City Council 
Meeting: [City Council Meeting Packet: May 3, 2021 – See Page 293] 
 
Applicable Regulations: Ordinance No. O-32-96 – Annexation/Development Agreement 
    Ordinance No. O-30-05 – Annexation Agreement Amendment 
    Ordinance No. O-31-05 – PUD Amendment/Preliminary Approval 
    Ordinance No. O-33-05 – Final PUD Approval 
    Ordinance No. O-08-21 – PUD Amendment/Preliminary Approval 
    City Code Section 5A-3, PUD Regulations 
    City Code Section 5B, Subdivision Regulations  
 
ATTACHMENTS 

A. Application, Narrative, & Special Use Criteria Statement 
B. Site Development Plan, Plat of Consolidation, & Landscape Plan 
C. Building Rendering  
D. Traffic Study, Review Letter, & Response  
E. Engineering Review Letter 
F. Preliminary PUD Approval (Ordinance No. O-08-21) 

 
GENERAL INFORMATION 
Petitioner:   Equity Trust Company (Custodian F/B/O Paul Swanson IRA) 
Property Owner:  Shipper Columbus, LLC 
Property Location:  2305 Sokol Court; 2345 S Frontage Road 
PIN Number(s):  10-05-404-002; 10-05-404-024 
Existing Zoning:  Planned Unit Development (PUD)/ 

Multi-Family Residence District (R-3) 
Proposed Zoning:  Planned Unit Development (PUD)/ 
    Multi-Family Residence District (R-3) 
Existing Land Use:  Vacant 
Proposed Land Use:  68-Unit Apartment Complex 
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Comprehensive Plan:  Parks/Open Space (Future) 
Surrounding Zoning & Uses 

North: R-1 Single Family Residence District (North of I-55 Expressway); 
Single Family Residential 

East: Planned Unit Development (PUD)/Multi-Family Residence District 
(R-3); Multi-Family Residential 

South: Planned Unit Development (PUD)/Multi-Family Residence District 
(R-3); Multi-Family Residential 

West: Planned Unit Development (PUD)/Multi-Family Residence District 
(R-3); Hotel 

History: The petition site is part of the Burnside/Lemont Road Mixed Use 
Planned Unit Development (PUD), originally approved under an 
Annexation/Development Agreement (Ordinance No. O-32-96). 
The Sokol Organization submitted plans for a gymnasium on the site 
but the plans were withdrawn in 2002 after the City Council 
requested changes to the proposed building’s façade. Subsequently, 
in 2005 the City Council adopted an amendment to the existing 
Planned Unit Development (PUD) and Annexation/Development 
Agreement allowing for a 66-unit condominium development. The 
development was never constructed. 

Total PUD Acreage: 27.9 Acres 
Petition Site Acreage: 2.81 Acres 
Floodplain: According to the DuPage County Parcel Viewer System, there is no 

floodplain on the subject site. 
Natural Features: There is a small cluster of trees on the petition site along S Frontage 

Road. 
Transportation: The petition site gains access from Sokol Court via S Frontage Road. 
    
DOCUMENTS SUBMITTED 
This report is based on the following information submitted to the Community Development 
Department by the petitioner: 

- Application & Supplemental Documents, dated July 8, 2021 
Prepared by Equity Trust Company (Custodian F/B/O Paul Swanson IRA) 

- Site Development Plan, Plat of Consolidation, & Landscape Plan, dated August 2, 2021, 
May 10, 2021, & July 26, 2021 (25 Pages) 

Prepared by Bono Consulting, Inc.; R.E. Allen & Associates, LTD.; NorthWest 
Electrical; Gary R. Weber Associates, Inc. 

- Traffic Study & Memorandum, dated March 10, 2021, revised April 5, 2021 
Prepared by Haeger Engineering 

 
PLANNING OVERVIEW/DISCUSSION 
The subject property is located at the southeast corner of the intersection of S Frontage Road and 
Sokol Court, east of the Extended Stay Hotel. On November 7, 2005, the City Council approved 
a Final Planned Unit Development (PUD) and Final Plat (Ordinance No. O-33-05) for the 
subject property allowing the construction of a 66-unit condominium development comprised of 
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two (2) buildings. In addition to these approvals, the City Council also adopted an Annexation 
Agreement associated with the proposal (Ordinance No. O-30-05). These approvals were 
technically amendments to a previously approved Planned Unit Development (PUD) and 
Annexation Agreement for the site. 
 
Subsequently, the development was never constructed and the petition site is currently vacant. 
On February 12, 2021, a new petition was submitted by Equity Trust Company (Custodian 
F/B/O Paul Swanson IRA), proposing a 68-unit multi-family apartment complex comprised of 
one (1) building on the subject property. The petition was granted preliminary approval by the 
City Council on May 3, 2021, and the petitioner has since submitted the final plan for approval, 
which is the petition before the Planning and Zoning Commission (PZC2021-04).  
 
Note that this petition includes exceptions/waivers to the following Zoning Ordinance Sections: 

- Zoning Section 5A-3-3-4: Exception/waiver request to increase allowed residential 
density. 

o This exception/waiver request pertains to gross residential density, which is 
permitted within the Planned Unit Development (PUD) at a maximum of 
7.0du/residential acre. The proposed residential density is 9.9du/residential acre. 

- Zoning Section 5A-3-3-5: Exception/waiver request to off-street parking 
requirements. 

o While the proposed development meets the ordinance requirement for minimum 
parking ratio (two (2) spaces per dwelling unit) and ADA standards, the proposal 
does not include the required one (1) off-street loading berth.    

- Zoning Section 5A-3-3-9(B): Exception/waiver request to minimum setback 
requirement. 

o In addition to standard setback requirements, the ordinance specifies that 
buildings of more than twenty-four feet (24’) in height shall provide a setback 
from any property line of not less than equal to the height of the building. The 
proposed structure is forty feet (40’) in height but is setback only twenty feet (20’) 
from the site’s eastern lot line. 

- Zoning Section 5A-3-3-10: Exception/waiver request to increase maximum building 
height. 

o The maximum allowed building height per ordinance is three (3) stories not to 
exceed thirty-five feet (35’). The proposed building is four (4) stories and is forty 
feet (40’) in height. 

 
The plans have been reviewed by the City’s Engineering Consultant and a comment letter has 
been included (dated August 10, 2021) as an attachment to this memo. The traffic study that was 
submitted as part of the preliminary approval process is also attached. 
 
CITY CODE REVIEW STANDARDS  
For reference, the criteria for approving a Special Use (i.e. Planned Unit Development) is listed 
under City Code Section 5A-2-2-6(G) and is provided below. No special use shall be approved 
unless findings of fact have been made on those of the following factors which relate to the special 
use being sought: 
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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. 

 
If the subject case is recommended for approval, the following item/condition is 
recommended by staff to be included in the approval motion: 

- Applicant shall comply with the comments and recommendations listed in the letter 
from Christopher Burke Engineering, LTD. (Dan Lynch), City Engineer, dated 
August 10, 2021.  

 
DECISION MODE 
The Planning and Zoning Commission will consider this item at its meeting on August 18, 2021. 
 
MEETING SCHEDULE 
Planning and Zoning Commission  August 18, 2021 
Municipal Services Committee  August 23, 2021 
City Council     September 7, 2021 
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