
 
 

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 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, December 1, 2021 

7:00 PM 
City Hall Council Chambers 

1702 Plainfield Road 
 

AGENDA 
1) Call to Order 
2) Roll Call 
3) Regular Meeting – New Business  

A. Public Hearing – PZC2021-05 
1645 Walden Lane – Variation 
Petitioners Innocencio Lee and Estela Lee (c/o Michael Lee) seek approval for a 
Variation to City Code Section 5A-7-2-6 (A) of the Zoning Ordinance. The petition 
specifically requests to allow for an addition to the existing single-family residence, 
with the addition being a sunroom. Property is located within the R-2 Single-Family 
Residence Zoning District and the Variation request is to the following standard in 
the R-2 District of the City of Darien Zoning Ordinance: 

1) Section 5A-7-2-6 (A): Variation request to reduce the required rear yard 
setback. 

 
B. Public Hearing – PZC2021-06 

1813 Howdy Lane – Variations 
Petitioners Dwane Kozak and Vanessa Brennan seek approval for Variations to City 
Code Section 5A-7-1-6 (A)(1) of the Zoning Ordinance. The petition specifically 
requests to allow for an addition to the existing single-family residence, with the 
addition being a garage expansion and second floor addition above the garage. 
Property is located within the R-1 Single-Family Residence Zoning District and the 

mailto:jyanke@darienil.gov


Variation requests are to the following standards in the R-1 District of the City of 
Darien Zoning Ordinance: 

1) Section 5A-7-1-6 (A)(1): Variation request to reduce the required front yard 
setback. 

2) Section 5A-7-1-6 (A)(1): Variation request to reduce the required interior side 
yard setback. 

 
4) Regular Meeting – Old Business 
5) Staff Updates & Correspondence 
6) Approval of Minutes  August 18, 2021 
7) Next Meeting     December 15, 2021 
8) Public Comments  [On Any Topic Related to Planning and Zoning] 
9) Adjournment 
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MINUTES 
CITY OF DARIEN  

PLANNING & ZONING COMMISSION MEETING 
August 18, 2021 

 
PRESENT: Lou Mallers – Chairperson, Michael Desmond, Hilda Gonzalez, Steve Hiatt, 

Julie Kasprowicz, Brian Liedtke, Ralph Stompanato, Bryan Gay 
 
ABSENT: Robert Erickson 
 
OTHERS: Jordan Yanke - City Planner 
 
Chairperson Lou Mallers called the meeting to order at 7:03 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. OLD BUSINESS 

There was no Old Business. 
 
B. NEW BUSINESS 

i. PZC 2021-04 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.  

 
Mr. Jordan Yanke, City Planner, provided an overview of the case and reported that the 
review is to determine whether the final plan that was submitted is in Substantial 
Conformance with the approved preliminary plan from May 2021. 
 
Mr. Paul Swanson, petitioner, gave brief comments regarding the fact that the proposed 
building color has changed since the preliminary approval was granted. 
 
Mr. Wally Righton stated there are remaining questions and concerns relating to the 
project’s stormwater facilities. He mentioned there were questions submitted to the City 
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previously that had not been fully answered, although a Memorandum from city staff 
had been issued earlier in the day. The remaining questions pertain to potential impacts 
the project would have on the existing stormwater facilities and maintenance costs for 
The Preserves of Waterfall Glen Townhome Association. Additionally, Mr. Righton 
questioned what (?) responsibility would present/future owners of the Darien Heights 
property have to assume their fair share of future stormwater maintenance costs. 
 
Mr. Jordan Yanke responded and affirmed that the City issued a Memorandum 
addressing the stormwater related questions. The Memorandum was shared with the 
Commission Members. Mr. Yanke stated the project would have no impact on the 
existing detention area that is maintained by the Townhomes. He also indicated that 
the future and present HOAs and/or property owners would be responsible for their 
respective stormwater maintenance and associated costs. 
 
Mr. Wally Righton asked that further documentation be provided or further confirmation 
from the City be provided regarding what responsibility the Darien Heights property 
owner will have for future stormwater maintenance and costs. 
 
Mr. Chris Marema stated that he shares many of the same concerns already presented 
by Mr. Wally Righton. He provided further comment specifically in regards to the 
proposed detention area on the subject site, which is to be north of the parking lot. Mr. 
Marema questioned the safety of that detention area being located near the public 
sidewalk and nearby park. 
 
Mr. Jordan Yanke responded and confirmed the proposed detention area that is solely 
on the subject lot is located to the north of the parking lot. He also mentioned the 
detention area will be buffered by landscaping between the road and public sidewalk. 
 
There was no one else in the audience wishing to present public comment and 
Chairperson Mallers closed the public comment period. 
 
Chairperson Mallers opened it up for questions and discussion by the Commission. 
 
Commissioner Gay stated that based on what has been presented and submitted under 
the Final Plan, the Final Plan petition is in Substantial Conformance with the approved 
preliminary plan. 
 
Commissioner Hiatt, Commissioner Desmond, and Chairperson Mallers concurred with 
Commissioner Gay’s statement. 
 
Commissioner Liedtke raised concern over the detention area proposed on the subject 
lot and the fact that the project was originally granted a waiver for increased density. 
Given the proposed lot coverage and the fact that it triggered the additional detention 
area, it poses a concern and it is a change that does substantially change the plan, as 
the location of the detention area could be more obscure and hidden if the development 
was smaller in scope. For this reason, Commissioner Liedtke indicated that he will be 
voting “no” on the motion.  
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Commissioner Desmond made a motion, and it was seconded by 
Commissioner Hiatt, to approve PZC 2021-04 2305 Sokol Court & 2345 S 
Frontage Road – Final PUD Approval, Annexation Agreement Amendment, 
and Plat of Consolidation as presented. 
 
Upon roll call vote, THE MOTION was favorable with a vote of 6 Ayes and 2 
Nays. Commissioner Gonzalez and Commissioner Liedtke voted Nay. 
Commissioner Erickson was not present. 
 
Mr. Yanke reported that the petition would be forwarded to the Municipal Services 
Committee with a favorable motion on Monday, August 23, 2021 at 7:00 pm  
 
CORRESPONDENCE 
 
There was no correspondence. 
 
APPROVAL OF MINUTES 
 
Commissioner Liedtke made a motion, and it was seconded by Commissioner 
Desmond to approve the April 21, 2021 Regular Meeting Minutes.  
 
Upon voice vote, THE MOTION CARRIED 8-0.  
 
NEXT MEETING 
 
Mr. Jordan Yanke announced that the next meeting is scheduled for September 1, 
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 
7:46 p.m. 
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RESPECTFULLY SUBMITTED:  APPROVED: 
 
 
 
 
 
 
________________________ ________________________ 
Jordan Yanke    Lou Mallers 
Senior Planner    Chairperson 
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AGENDA MEMO 
PLANNING AND ZONING COMMISSION 

DECEMBER 1, 2021 
 

CASE 
PZC2021-05  Variation Request (Rear Yard Setback) 

1645 Walden Lane 
 
ISSUE STATEMENT 
Petitioners Innocencio Lee and Estela Lee (c/o Michael Lee) seek approval of a Variation request 
to Section 5A-7-2-6 (A) of the City Zoning Code to allow for an addition to an existing single-
family residence, with the addition being a sunroom. Property is located within the R-2 Single-
Family Residence Zoning District and the Variation request is to the following standard in the R-
2 District: 

- Zoning Section 5A-7-2-6 (A): R-2 District Rear Yard Requirement – 30’ 
   

GENERAL INFORMATION 
Petitioner:    Innocencio Lee and Estela Lee (c/o Michael Lee) 
Property Owner:   Innocencio Lee and Estela Lee     
Property Location / PIN:  1645 Walden Lane / 09-28-114-018 
Zoning / Land Use: R-2 District / Single-Family Residence 
Comprehensive Plan: Low Density Residential (Existing & Future Land Use) 
Surrounding Zoning & Uses 

North: R-2 District; Single-Family Residence 
  East:   R-2 District; Single-Family Residence 
  South:   R-2 District; Single-Family Residence 
  West:   R-2 District; Single-Family Residence 
 
Size of Property:   0.24 Acres 
Floodplain:    According to the DuPage County Parcel Viewer System,  

there is no floodplain on the subject site. 
Natural Features:   N/A 
Transportation: Frontage along Walden Lane and Exner Road, with 

driveway access derived from Walden Lane. 
 
PETITIONER DOCUMENTS (ATTACHED TO MEMO) 

1) APPLICATION 
2) JUSTIFICATION NARRATIVE 
3) SITE PLAN 
4) FLOOR PLAN 
5) BUILDING ELEVATION 

 
CITY STAFF DOCUMENTS (ATTACHED TO MEMO) 

6) LOCATION MAP & AERIAL IMAGE 
7) SITE PHOTOS 
8) ZONING VARIATION DECISION CRITERIA 
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AGENDA MEMO PZC2021-05 

 

PLANNING OVERVIEW/DISCUSSION 
The subject property was platted in 1975 and is part of Gallagher and Henry’s Brookhaven Manor 
Unit 7 Subdivision. The parcel is improved with a single-family residence, accessory structure 
(shed), and fencing around the rear yard. The property is primarily flat and does not contain any 
natural features or floodplain. According to the submitted application and site plan, the petitioner 
is proposing a sunroom addition on the rear part of the existing residence.  
 
The residence maintains an existing 35’ distance from the rear property line (southern lot line). 
The proposed sunroom would extend the home an additional 14’ toward the rear property line, 
meaning the home would then maintain a setback of 21’ from the rear lot line. Given the property’s 
zoning designation, which is R-2 Single-Family Residence District, there is a required rear yard 
setback of 30’. Therefore, the petitioner has submitted this Variation which requests approval to 
construct the sunroom resulting in an encroachment of 9’ on the rear yard setback. 
 
Site Plan Review & Findings of Fact  
City staff has reviewed the petitioner submitted documents and staff does not have any review 
comments on the site plan. Additionally, the petitioner was asked to submit Findings of Fact that 
would support the requested Variation. Those findings are attached to this memo under the 
submitted Justification Narrative.           
 
DECISION MODE 
The Planning and Zoning Commission will consider this item at its meeting on December 1, 2021. 
 
MEETING SCHEDULE 
Planning and Zoning Commission  December 1, 2021 
Municipal Services Committee  December 28, 2021 
City Council     January 3, 2022  

8



9

jyanke
Text Box
ATTACHMENT 1: APPLICATION



10

jyanke
Text Box
ATTACHMENT 2: JUSTIFICATION NARRATIVE



11

jyanke
Text Box
ATTACHMENT 3: SITE PLAN



12

jyanke
Text Box
ATTACHMENT 4: FLOOR PLAN



13

jyanke
Text Box
ATTACHMENT 5: BUILDING ELEVATION



 

 

 

 

 

 

 

 

 

 

 

 

14

jyanke
Text Box
ATTACHMENT 6: LOCATION MAP & AERIAL IMAGE



 

 

15

jyanke
Text Box
ATTACHMENT 7: SITE PHOTOS



CITY OF DARIEN 

ZONING VARIATIONS 
JUSTIFICATION NARRATIVE 

 
Purpose 
To be consistent and fair, the City is obligated to make decisions on zoning variation requests based on findings-of-
fact. The Applicant should write a justification narrative that contains evidence (facts) that support a conclusion 
(finding) that the variation is necessary and would not cause problems.  It should include: a) explanation of why 
the variation is being requested, b) describe the ‘hardship condition’ of the property that makes it difficult to 
conform, c) estimate the impact on neighbors , and d) respond to each of the decision criteria below. 
 
Decision Criteria     (See City Code Section 5A-2-2-3) 
2a.   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. 
_____________________________________________________________________________________ 
2b.  The plight of the owner is due to unique circumstances. 
_____________________________________________________________________________________ 
2c.   The variation if granted will not alter the essential character of the locality. 
_____________________________________________________________________________________ 
3a.   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. 
_____________________________________________________________________________________ 
3b.   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 the Zoning Code.   Such feature or 
change was not made by the current owner and was not known to the current buyer at the time of 
purchase. 
_____________________________________________________________________________________ 
3c.  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. 
_____________________________________________________________________________________ 
3d.  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. 
_____________________________________________________________________________________ 
3e.   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. 
_____________________________________________________________________________________ 
3f.   Net Benefit?  The positive impacts to the community outweigh the negative impacts. 
_____________________________________________________________________________________ 
3g.   Sacrifice Basic Protections?  The variation, if granted, will comply with the purposes and intent 
of the Zoning Code set forth in Section 5A-1-2(A) 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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AGENDA MEMO 
PLANNING AND ZONING COMMISSION 

DECEMBER 1, 2021 
 

CASE 
PZC2021-06  Variation Requests (Front & Interior Side Yard Setbacks) 

1813 Howdy Lane 
 
ISSUE STATEMENT 
Petitioners Dwane Kozak and Vanessa Brennan seek approval of Variation requests to Section 5A-
7-1-6 (A)(1) of the City Zoning Code to allow for an addition to an existing single-family 
residence, with the addition being a garage expansion and second floor addition above the garage. 
Property is located within the R-1 Single-Family Residence Zoning District and the Variation 
requests are to the following standards in the R-1 District: 

- Zoning Section 5A-7-1-6 (A)(1): 
R-1 District Front Yard Requirement – 45’ 
R-1 District Interior Side Yard Requirement – 10’ 
   

GENERAL INFORMATION 
Petitioner:    Dwane Kozak and Vanessa Brennan 
Property Owner:   Dwane Kozak and Vanessa Brennan     
Property Location / PIN:  1813 Howdy Lane / 09-28-106-004 
Zoning / Land Use: R-1 District / Single-Family Residence 
Comprehensive Plan: Low Density Residential (Existing & Future Land Use) 
Surrounding Zoning & Uses 

North: R-1 District; Single-Family Residence 
  East:   R-1 District; Single-Family Residence 
  South:   R-1 District; Single-Family Residence 
  West:   R-1 District; Single-Family Residence 
 
Size of Property:   0.26 Acres 
Floodplain:    According to the DuPage County Parcel Viewer System,  

there is no floodplain on the subject site. 
Natural Features:   N/A 
Transportation: Frontage along Howdy Lane, with driveway access derived 

from Howdy Lane. 
 
PETITIONER DOCUMENTS (ATTACHED TO MEMO) 

1) APPLICATION 
2) JUSTIFICATION NARRATIVE 
3) SITE PLAN, FLOOR PLAN, & BUILDING ELEVATION 

 
CITY STAFF DOCUMENTS (ATTACHED TO MEMO) 

4) LOCATION MAP & AERIAL IMAGE 
5) SITE PHOTOS 
6) ZONING VARIATION DECISION CRITERIA 
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AGENDA MEMO PZC2021-06 

 

PLANNING OVERVIEW/DISCUSSION 
The subject property was platted in 1968 and is part of the Downers Fairview Subdivision. At the 
time it was platted the parcel was located in the Village of Downers Grove, with it subsequently 
being annexed into the City of Darien. The parcel is improved with a single-family residence, 
accessory pool, and fencing around most of the yard. The property is primarily flat and does not 
contain any natural features or floodplain. According to the submitted application and site plan, 
the petitioner is proposing an addition to the existing residence, with the addition being a garage 
expansion and second floor addition above the garage.  
 
The residence maintains an existing 36.65’ distance from the front property line (northern lot line) 
and 10’ from the interior side property line (western lot line). The proposed project would result 
in those distances being reduced to 29.31’ and 5.1’, respectively. Given the property’s zoning 
designation, which is R-1 Single-Family Residence District, there is a required front yard setback 
of 45’ and a required interior side yard setback of 10’. Therefore, the petitioner has submitted these 
Variations requesting approval to encroach into the front yard setback (northern lot line) and 
interior side yard setback (western lot line). 
 
It is important to note the parcel was originally subject to a 35’ front setback requirement when it 
was platted, but the change in jurisdiction (i.e. annexation) and zoning resulted in a more stringent 
45’ front setback requirement per the City of Darien Zoning Ordinance. That said, the existing 
residence already encroaches into the front setback of 45’, meaning any proposed expansion of the 
structure toward the front property line requires Variation approval. In regards to the interior side 
setback, it appears the property has been subject to a 10’ setback requirement since it was platted. 
Although the petitioner is proposing to encroach into the side yard setback, the project will not 
encroach into the existing utility easement shown on the site plan attached to this memo.   
 
Site Plan Review & Findings of Fact  
City staff has reviewed the petitioner submitted documents and staff does not have any review 
comments on the site plan. Additionally, the petitioner was asked to submit Findings of Fact that 
would support the requested Variations. Those findings are attached to this memo under the 
submitted Justification Narrative.           
 
DECISION MODE 
The Planning and Zoning Commission will consider this item at its meeting on December 1, 2021. 
 
MEETING SCHEDULE 
Planning and Zoning Commission  December 1, 2021 
Municipal Services Committee  December 28, 2021 
City Council     January 3, 2022  
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CITY OF DARIEN 

ZONING VARIATIONS 
JUSTIFICATION NARRATIVE 

 
Purpose 
To be consistent and fair, the City is obligated to make decisions on zoning variation requests based on findings-of-
fact. The Applicant should write a justification narrative that contains evidence (facts) that support a conclusion 
(finding) that the variation is necessary and would not cause problems.  It should include: a) explanation of why 
the variation is being requested, b) describe the ‘hardship condition’ of the property that makes it difficult to 
conform, c) estimate the impact on neighbors , and d) respond to each of the decision criteria below. 
 
Decision Criteria     (See City Code Section 5A-2-2-3) 
2a.   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. 
_____________________________________________________________________________________ 
2b.  The plight of the owner is due to unique circumstances. 
_____________________________________________________________________________________ 
2c.   The variation if granted will not alter the essential character of the locality. 
_____________________________________________________________________________________ 
3a.   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. 
_____________________________________________________________________________________ 
3b.   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 the Zoning Code.   Such feature or 
change was not made by the current owner and was not known to the current buyer at the time of 
purchase. 
_____________________________________________________________________________________ 
3c.  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. 
_____________________________________________________________________________________ 
3d.  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. 
_____________________________________________________________________________________ 
3e.   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. 
_____________________________________________________________________________________ 
3f.   Net Benefit?  The positive impacts to the community outweigh the negative impacts. 
_____________________________________________________________________________________ 
3g.   Sacrifice Basic Protections?  The variation, if granted, will comply with the purposes and intent 
of the Zoning Code set forth in Section 5A-1-2(A) 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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