
 
CITY OF DARIEN 

PLANNING AND ZONING COMMISSION 
Wednesday, September 7, 2022 

7:00 PM 
City Hall Council Chambers 

1702 Plainfield Road 
 

AGENDA 
 

1) Call to Order 
 

2) Roll Call 
 

3) Regular Meeting – New Business (See Page 5) 
a. Public Hearing – PZC2022-03 (REVISED FROM 07/06/2022) 

8431 Wilmette Avenue – Special Use Amendment & Variations 
Petitioner (Art Cano) seeks approval for an amendment to a Special Use and 
Variation requests from Sections 5A-7-3-5(D) and 5A-7-3-8(B) of the Zoning 
Ordinance. The petition specifically requests to allow for the interior 
remodeling and addition of three (3) studio apartments inside an existing 
apartment building. Property is located within the R-3 Multi-Family Residence 
District and the Variation requests are from the following standards in the City 
of Darien Zoning Ordinance: 
1) Section 5A-7-3-5(D): R-3 District Land Area per Dwelling Unit Standards. 
2) Section 5A-7-3-8(B): R-3 District Minimum Floor Area Standards. 

 
4) Regular Meeting – Old Business 

a. None. 
   

5) Staff Updates & Correspondence 
 

6) Next Meeting     September 21, 2022 
 

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 
July 20, 2022 

 
PRESENT: Lou Mallers – Chairperson, Robert Erickson, Shari Gillespie, Hilda 

Gonzalez, Chris Jackson, Julie Kasprowicz, Brian Liedtke, Ralph 
Stompanato 

 
ABSENT: Bryan Gay 
 
OTHERS: Jordan Yanke - City Planner 
 
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/OLD BUSINESS: 
 

a. Public Hearing – PZC2022-04 Comprehensive Plan Amendment 
Amendment to the City of Darien Comprehensive Plan. The petition 
(city initiated) proposes revisions to the Key Development Areas and 
Non-Key Development Areas that are designated in the 2006 
Comprehensive Plan. Sections within the 2006 Plan that are subject to 
proposed amendment are: - Chapter IV, Key Development Areas - 
Chapter V, Future Land Use (Non-Key Development Areas) 

 
Mr. Jordan Yanke, City Planner provided an overview of the history of the 
Comprehensive Plan.  He reported that the committees and commission agreed on 
Attachment A in the agenda packet.  Mr. Yanke reported that the purpose of the 
meeting is to review the Key Development Areas and have open discussion. 
 
The PZC reviewed the Key Development Areas. 
 
Chairperson Lou Mallers stated that he would like to see something happen at on 75th 
and Lemont and suggested putting something together to give to the management 
company.  He also stated that he would like to see something near Home Depot.  He 
asked that those two areas be moved to the top of the list. 
 
Chairperson Mallers stated that he would like to have some feedback and involvement 
from the Municipal Services Committee. 
 
There was some discussion regarding the Brookhaven Shopping Center and that Mr. 
Manos is on board with enhancing the area. 
 
Commissioner Hilda Gonzalez stated that more business is better for the taxpayers and 
that she would like to see more commercial at Chestnut Court. 
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Commissioner Bob Erickson questioned the idea of monument signs at I55 and Cass 
and the 75th Street exits to define Darien. 
 
After much discussion, the PZC agreed to have staff send out a survey to the 
Commissioners asking to rank their preferences. 
 
Commissioner Brian Liedtke suggested a map showing what is vacant and what is not in 
Darien’s jurisdiction.   
 
Commissioner Julie Kasprowicz suggested a larger map.   
 
Commissioner Hilda Gonzalez suggested a pamphlet to residents of what Darien offers. 
 
There was no one in the audience to present public comment. 
 
Commissioner Gonzalez made a motion, and it was seconded by 
Commissioner Kasprowicz to continue the Public Hearing to the next 
meeting. 
 
Upon roll call vote, THE MOTION UNANIMOUSLY CARRIED 8-0.   
 
STAFF UPDATES & CORRESPONDENCE 
 
Mr. Jordan Yanke, City Planner reported that the petitioner for the apartment proposal 
would like to return.   
 
APPROVAL OF MINUTES  
 
Commissioner Erickson made a motion, and it was seconded by 
Commissioner Gillespie to approve the July 6, 2022, Regular Meeting 
Minutes. 
 
Upon voice vote, THE MOTION CARRIED 8-0.  
 
NEXT MEETING 
 
Mr. Jordan Yanke announced that the next meeting is scheduled for Wednesday, 
August 3, 2022. 
  
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 Gillespie.  Upon voice 
vote, THE MOTION CARRIED unanimously, and the meeting adjourned at 
7:54 p.m. 
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RESPECTFULLY SUBMITTED:  APPROVED: 
 
 
 
 
 
 
________________________ ________________________ 
Elizabeth Lahey    Lou Mallers 
Secretary     Chairperson 
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AGENDA MEMO 
PLANNING AND ZONING COMMISSION 

SEPTEMBER 7, 2022 

CASE 
PZC2022-03 Special Use Amendment & Variations 

Art Cano – 8431 Wilmette Avenue 

ISSUE STATEMENT 
Petitioner (Art Cano) seeks approval for an amendment to a special use and variation requests from 
Sections 5A-7-3-5(D) and 5A-7-3-8(B) of the Zoning Ordinance. The petition specifically requests 
to allow for the interior remodeling and addition of three (3) studio/efficiency apartments inside 
an existing apartment building. Property is located within the R-3 Multi-Family Residence District 
and the variation requests are from the following standards in the City of Darien Zoning Ordinance: 

- Section 5A-7-3-5(D): R-3 District Land Area per Dwelling Unit Standards. 
- Section 5A-7-3-8(B): R-3 District Minimum Floor Area Standards. 

Applicable Regulations: Ordinance No. O-3-12 – Special Use & Variation 
Zoning Section 5A-7-3, R-3 District Standards 

GENERAL INFORMATION 
Petitioner/Owner:  Art Cano 
Property Location:  8431 Wilmette Avenue 
PIN Number:  09-34-301-022 
Existing Zoning: Multi-Family Residence District (R-3) 
Existing Land Use:  Multi-Family Dwelling (i.e. Apartments) 
Comprehensive Plan:  Office (Existing); Office (Future) 
Surrounding Zoning & Uses 

North: Multi-Family Residence District (R-3); Townhomes 
East: Multi-Family Residence District (R-3); Townhomes  

Grove) 
South: Multi-Family Residence District (R-3); Daycare Center 
West: Office Research and Light Industry (OR&I); Office and  

Light Industry 
History: The property was annexed into the City of Darien in 2012 

per Ordinance No. O-03-12. This ordinance also approved 
the property and structure as a 5-unit multi-family 
dwelling.  

Size of Property: 0.41 Acres 
Floodplain:  According to the DuPage County Parcel Viewer System,  

the property is partially located within a regulated 
floodplain area. 

Natural Features: N/A 
Transportation: The petition site gains access from Wilmette Avenue, just 

north of the Wilmette Avenue and Frontage Road 
intersection. 

NEW BUSINESS - AGENDA ITEM A
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AGENDA MEMO PZC2022-03 

 

PETITIONER DOCUMENTS (ATTACHED TO MEMO) 
1) APPLICATION 
2) JUSTIFICATION NARRATIVE (UPDATED) 
3) SITE PLAN 
4) FLOOR PLANS & FLOOR AREAS (UPDATED) 
5) BUILDING ELEVATION (UPDATED) 
6) EGRESS/SLIDER WINDOW SUPPLEMENTALS (NEW) 

 
CITY STAFF DOCUMENTS (ATTACHED TO MEMO) 

7) LOCATION MAP & AERIAL IMAGE 
8) SITE PHOTO 

 
PLANNING OVERVIEW/DISCUSSION 
The subject property is located off Wilmette Avenue just north of the Wilmette Avenue and 
Frontage Road intersection. The City annexed the property in 2012 and granted special use 
approval for multi-family use within the site’s lone structure. The approval authorized five (5) 
dwelling units.  
 
At this time, the petitioner has proposed a remodel to the building’s lower level storage area into 
three (3) additional studio/efficiency apartments. The three (3) additional units would result in 
eight (8) units total throughout the building’s three floors, and the increase in dwelling units 
requires an amendment to the existing special use for the site. Please see proposed breakdown 
below: 
  Type of Unit    Number of Units    

2-Bedroom      1  
1-Bedroom      4 
Studio/Efficiency     3 
Total Units      8 

 
In addition to the special use amendment, the proposal includes variation requests. Per the 
applicable R-3 District standards, the project does not meet the Minimum Land Area per Dwelling 
Unit provision or the Minimum Floor Area provision for the studio/efficiency apartments. The 
zoning code requires a minimum of 31,000 square feet in land area for the site given the type and 
number of units proposed. The property is 17,706 square feet according to the plat of survey. The 
code also specifies studio/efficiency units shall contain a minimum of 750 square feet in floor area. 
The proposed units are slightly over 500 square feet each according to submitted documentation 
(see floor area attachments for details). For reference, the City’s definition of Floor Area is as 
follows: 

FLOOR AREA: The sum of the gross horizontal areas of the several floors of a building or 
structure measured from the exterior faces of the exterior walls or from the centerline of 
walls separating two (2) buildings or structures, computed as the sum of the following 
areas: 
- Floor space devoted to the principal use of the premises, including accessory storage 

areas located within selling or working space such as counters, racks or closets; 
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- Floor area devoted to the production or processing of goods or to business or 
professional offices; 

- The basement floor area; 
- Any basement floor area devoted to retailing activities; 
- Elevator shafts and stairwells at each floor; 
- Floor space used for mechanical equipment (except equipment, open or enclosed, 

located on the roof); 
- Penthouses; 
- Attic space having headroom of seven feet (7') or more; 
- Interior balconies and mezzanines; 
- Enclosed porches; 
- Space devoted to accessory uses; and 
- Areas used for storage. 

 
No exterior improvements are proposed with this petition. Existing conditions, such as building 
setbacks, parking setbacks, and lot coverage will not be altered and are allowed to remain. Note 
that the site contains the required number of parking spaces for the proposed number of units. The 
code specifies a ratio of 2 spaces per dwelling unit are required. The site contains 16 parking 
spaces. Finally, the petitioner will be required to submit a building permit if the case is approved, 
with architect stamped and signed plans. The plans must comply with the International Building 
Code.   
 
Site Plan Review & Findings of Fact 
City staff has reviewed the petitioner submitted documents and staff does not have any review 
comments. The project meets all applicable zoning standards outside of the requested variations. 
 
The petitioner submitted Findings of Fact that would support the application request. Those 
findings are attached to this memo under the Justification Narrative. Included below is the criteria 
for approving a special use and the criteria for variations. 
 
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. 
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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: 

1. Whether the general character of the property will be adversely altered. 
2. Whether the overall value of the property will be improved and there will not be any 

potential adverse effects on the neighboring properties. 
3. Whether the alleged need for the variation has been created by any person presently 

having a proprietary interest in the premises. 
4. Whether the proposed variation will impair an adequate supply of light and air in 

adjacent property, substantially increase congestion in the public streets, increase the 
danger of fire or endanger the public safety. 

5. Whether the proposed variation will adversely alter the essential character of the 
neighborhood. 

 
 
 
PZC MEETING – 07/06/2022 
The Planning and Zoning Commission heard this petition at its meeting on July 6, 2022. The case 
received an unfavorable recommendation by a vote of 6-1. After the meeting, the petitioner 
informed the City that the floor area calculations presented by the petitioner undercut the total (i.e. 
gross) floor area of the proposed units. The petitioner stated the square footage amounts (400 
square feet) were calculated based off livable floor area instead of total floor area. Note that 
applicable city code standards pertain to total floor area pursuant to definition previously listed. 
 
The petitioner has since submitted updated documents and the case requires another reading by 
the Planning and Zoning Commission. All attachments, including the updated documents, are 
supplementals to this report. Finally, please note links below to the minutes from the July 6, 2022 
meeting and the case file that was included for that hearing: 

- Meeting Minutes (July 6, 2022 Planning and Zoning Commission) 
- Meeting Packet and Case File (July 6, 2022 Planning and Zoning Commission) 
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DECISION MODE 
The Planning and Zoning Commission will consider this item at its meeting on September 7, 2022. 
 
MEETING SCHEDULE 
Planning and Zoning Commission   September 7, 2022 
Municipal Services Committee   September 26, 2022 
City Council      October 3, 2022 
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ATTACHMENT 2: JUSTIFICATION NARRATIVE

11



ATTACHMENT 3: SITE PLAN
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ATTACHMENT 4: FLOOR PLANS & FLOOR AREAS
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ATTACHMENT 5: BUILDING ELEVATION
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ATTACHMENT 6: EGRESS/SLIDER WINDOW SUPPLEMENTALS
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ATTACHMENT 7: LOCATION MAP & AERIAL IMAGE
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