
AGENDA MEMO 
CITY COUNCIL 

MAY 4, 2026 

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

(Core Acquisitions, LLC) 

ORDINANCE 

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
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I) ENGINEERING REVIEW LETTER
J) STORMWATER SUMMARY

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 
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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. 
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 
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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 
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. 
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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. 
 
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 
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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. 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 
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 
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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. 
MSC MEETING 04/27/2026 
The Municipal Services Committee reviewed this item at its meeting on April 27, 2026. No 
members of the public were present. Following staff’s report, brief questions by the Committee 
regarding site design and traffic, and deliberation, a motion was passed 3-0 to recommend 
approval of the project to the City Council. 
 
 
DECISION MODE 
The City Council will formally consider this item at its meeting on May 4, 2026. 
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2201 75TH STREET
for

Proposed Improvements

2201 75TH STREET
CITY OF DARIEN, ILLINOIS
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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 

ATTACHMENT C - SUBMITTAL MEMO



   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: 



   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 
 
 



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
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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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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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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

0.6 0.7 0.9 1.1 1.3 1.6 1.8 2.0 2.1 2.1

0.6 0.7 0.8 1.0 1.2 1.5 1.7 1.9 1.9 1.9

0.5 0.7 0.8 0.9 1.1 1.3 1.6 1.7 1.7 1.7

0.5 0.6 0.7 0.9 1.0 1.2 1.4 1.6 1.6 1.6

0.5 0.6 0.7 0.8 1.0 1.1 1.3 1.5 1.6 1.6

0.4 0.4 0.5 0.6 0.8 1.0 1.1 1.3 1.4 1.4 1.4 1.4 1.4 1.5 1.6 1.8 2.0 2.1 2.2 2.3 2.4 2.6 2.8 3.1 3.4 3.8 4.1 4.4 4.7 4.9 5.0 5.0 4.8 4.6 4.3 3.8 3.2 2.7 2.2 1.6 1.4 1.1 0.9 0.7 0.6 0.4 0.4 0.3 0.2 0.2 0.2 0.1

0.3 0.4 0.5 0.6 0.8 0.9 1.1 1.2 1.2 1.3 1.3 1.3 1.3 1.4 1.5 1.7 1.8 1.9 2.0 2.0 2.1 2.2 2.4 2.5 2.7 3.0 3.2 3.4 3.6 3.7 3.8 3.8 3.7 3.5 3.3 2.9 2.5 2.2 1.9 1.4 1.2 1.0 0.8 0.7 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.1

0.3 0.4 0.5 0.6 0.7 0.9 1.0 1.1 1.1 1.2 1.2 1.2 1.2 1.3 1.3 1.5 1.6 1.7 1.8 1.8 1.9 1.9 2.0 2.1 2.2 2.4 2.5 2.7 2.8 2.9 2.9 2.9 2.8 2.7 2.6 2.3 2.0 1.7 1.5 1.3 1.0 0.8 0.7 0.6 0.5 0.4 0.3 0.3 0.2 0.2 0.2 0.1

0.3 0.4 0.5 0.6 0.7 0.8 0.9 1.0 1.0 1.0 1.0 1.1 1.1 1.1 1.2 1.3 1.4 1.5 1.6 1.6 1.6 1.6 1.7 1.7 1.8 1.9 2.0 2.1 2.2 2.2 2.3 2.3 2.2 2.1 2.0 1.8 1.6 1.4 1.3 1.1 0.9 0.7 0.6 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.1

0.3 0.3 0.4 0.5 0.6 0.8 0.9 0.9 1.0 1.0 0.9 1.0 1.0 1.0 1.1 1.2 1.3 1.4 1.4 1.4 1.4 1.4 1.4 1.5 1.5 1.6 1.6 1.7 1.7 1.7 1.8 1.8 1.7 1.7 1.6 1.5 1.3 1.2 1.0 0.9 0.8 0.6 0.6 0.5 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.1

0.2 0.3 0.4 0.5 0.6 0.7 0.8 0.8 0.9 0.9 0.9 0.9 0.9 0.9 1.0 1.1 1.1 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.3 1.3 1.3 1.4 1.4 1.4 1.4 1.4 1.3 1.3 1.2 1.0 0.9 0.8 0.8 0.7 0.5 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.1

0.2 0.3 0.3 0.4 0.5 0.6 0.7 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.9 1.0 1.0 1.1 1.1 1.1 1.1 1.0 1.0 1.0 1.0 1.0 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.0 1.0 0.9 0.9 0.8 0.7 0.6 0.6 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.1 0.1

0.8 0.8 0.7 0.7 0.6 0.6 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.6 0.6 0.7 0.9 1.0 1.2 1.2 1.3 1.2

1.0 1.0 0.9 0.8 0.7 0.7 0.7 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.7 0.8 1.0 1.2 1.3 1.4 1.4 1.3 1.2

1.2 1.1 1.1 1.0 0.9 0.8 0.8 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.8 0.9 1.1 1.3 1.5 1.6 1.5 1.5 1.3 1.2

1.2 1.3 1.2 1.2 1.1 1.0 0.9 0.9 0.8 0.8 0.8 0.8 0.8 0.9 0.9 0.9 0.9 0.9 0.9 0.8 0.9 1.0 1.2 1.5 1.7 1.7 1.7 1.6 1.4 1.3 1.1

1.3 1.4 1.4 1.3 1.2 1.2 1.1 1.0 0.9 0.9 0.9 0.9 0.9 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.1 1.3 1.6 1.8 1.8 1.8 1.7 1.5 1.4 1.2 1.0

1.4 1.4 1.5 1.5 1.4 1.3 1.2 1.1 1.1 1.0 1.0 1.0 1.0 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.1 1.2 1.4 1.7 1.9 1.9 1.9 1.8 1.6 1.4 1.2 1.0 0.9

1.4 1.5 1.6 1.6 1.5 1.5 1.4 1.3 1.2 1.1 1.1 1.1 1.1 1.1 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.3 1.5 1.8 2.0 2.0 1.9 1.9 1.7 1.5 1.3 1.1 0.9 0.8

1.4 1.6 1.6 1.7 1.6 1.6 1.5 1.3 1.3 1.2 1.2 1.2 1.2 1.2 1.2 1.3 1.3 1.3 1.3 1.4 1.3 1.3 1.3 1.2 1.3 1.5 1.9 2.0 2.0 1.9 1.9 1.8 1.6 1.4 1.2 1.0 0.9

1.5 1.6 1.7 1.7 1.7 1.6 1.5 1.4 1.3 1.3 1.2 1.3 1.3 1.2 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.3 1.5 1.9 2.1 2.0 2.0 2.0 1.9 1.7 1.4 1.2 1.0 0.9

1.5 1.6 1.7 1.7 1.7 1.6 1.5 1.4 1.4 2.1 2.0 1.9 1.7 1.4 1.2 1.0 0.9

1.4 1.6 1.6 1.6 1.7 1.6 1.5 1.4 1.3 2.0 2.0 1.9 1.7 1.4 1.2 1.0 0.8

1.4 1.5 1.6 1.6 1.7 1.6 1.5 1.3 1.2 1.9 1.9 1.8 1.6 1.4 1.1 0.9 0.8

1.4 1.6 1.6 1.7 1.7 1.6 1.5 1.3 1.1 1.8 1.8 1.7 1.6 1.3 1.1 0.9 0.8

1.5 1.6 1.7 1.8 1.8 1.7 1.6 1.3 1.1 1.7 1.7 1.6 1.5 1.3 1.1 0.9 0.7

1.5 1.7 1.9 2.0 1.9 1.8 1.7 1.4 1.2 1.7 1.7 1.6 1.5 1.3 1.0 0.8 0.7

1.5 1.7 2.0 2.1 2.0 2.0 1.8 1.5 1.3 1.7 1.7 1.6 1.5 1.3 1.0 0.8 0.7

1.6 1.9 2.2 2.2 2.2 2.1 1.9 1.6 1.4 1.7 1.7 1.6 1.5 1.2 1.0 0.8 0.7

1.7 2.0 2.3 2.3 2.3 2.2 2.0 1.7 1.5 1.6 1.6 1.5 1.4 1.2 1.0 0.8 0.6

1.8 2.1 2.4 2.5 2.4 2.3 2.2 1.8 1.6 1.5 1.5 1.5 1.3 1.1 0.9 0.8 0.6

2.0 2.2 2.5 2.6 2.6 2.5 2.3 2.0 1.7 1.4 1.4 1.4 1.2 1.0 0.9 0.7 0.6

2.1 2.3 2.6 2.7 2.7 2.6 2.4 2.1 1.9 1.3 1.4 1.3 1.2 1.0 0.8 0.7 0.6

2.2 2.4 2.6 2.7 2.8 2.7 2.5 2.2 2.0 1.4 1.4 1.3 1.1 0.9 0.8 0.6 0.5

2.3 2.5 2.6 2.8 2.8 2.8 2.6 2.3 2.1 1.5 1.5 1.3 1.1 0.9 0.7 0.6 0.5

2.3 2.6 2.7 2.8 2.9 2.8 2.7 2.4 2.3 0.5 1.6 1.4 1.1 0.9 0.7 0.6 0.5

2.5 2.7 2.9 3.0 3.0 3.0 2.9 2.7 2.5 3.2 2.2 1.5 1.2 1.0 0.7 0.6 0.5

2.6 2.9 3.1 3.2 3.2 3.2 3.1 2.9 2.9 7.0 3.6 1.7 1.3 1.0 0.8 0.6 0.5

2.7 3.1 3.2 3.3 3.4 3.4 3.3 3.2 3.2 7.8 6.6 2.5 1.5 1.1 0.8 0.6 0.5

2.8 3.2 3.4 3.5 3.6 3.6 3.6 3.7 3.8 8.2 7.1 2.0 1.6 1.2 0.9 0.6 0.5

2.9 3.2 3.4 3.6 3.7 3.8 4.0 4.1 4.5 8.5 6.0 1.8 1.8 1.3 0.9 0.6 0.5

2.8 3.2 3.4 3.7 3.9 4.1 4.4 4.7 5.2 7.2 3.1 1.7 1.8 1.3 0.9 0.6 0.5

2.8 3.1 3.4 3.8 4.1 4.5 4.8 5.3 6.1 2.9 2.2 1.6 1.7 1.3 0.9 0.6 0.4

2.8 3.2 3.5 3.9 4.4 4.8 5.3 5.9 6.9 2.1 1.9 1.5 1.6 1.1 0.8 0.6 0.4

2.8 3.2 3.6 4.1 4.6 5.1 5.7 6.6 7.8 1.7 1.5 1.2 1.3 1.0 0.7 0.5 0.4

2.8 3.2 3.8 4.3 4.8 5.4 6.1 7.1 8.5 1.2 1.1 0.9 1.0 0.8 0.6 0.4 0.3

2.8 3.2 3.8 4.3 4.9 5.5 6.3 7.4 9.0 0.8 0.7 0.6 0.8 0.6 0.4 0.3

2.7 3.2 3.9 4.3 4.9 5.6 6.5 7.7 9.3 0.5 0.5 0.4 0.5 0.4 0.3 0.3

2.6 3.2 3.8 4.3 4.8 5.6 6.5 7.7 9.4 0.3 0.3 0.2 0.4 0.3 0.3 0.2

2.5 3.1 3.7 4.2 4.7 5.5 6.4 7.6 9.4 0.2 0.2 0.2 0.3 0.2 0.2 0.2

2.5 2.9 3.6 4.1 4.6 5.3 6.2 7.4 9.1 0.1 0.1 0.1 0.2 0.2 0.2

2.4 2.8 3.4 3.9 4.4 5.1 5.9 7.0 8.6 0.1 0.1 0.1 0.1 0.1 0.1

2.3 2.7 3.2 3.6 4.2 4.8 5.5 6.5 7.9 0.1 0.1 0.0 0.1 0.1 0.1

2.2 2.6 2.9 3.4 3.9 4.4 5.1 5.9 7.2 0.4 0.3 0.2 0.2 0.2

2.1 2.4 2.7 3.1 3.5 4.0 4.6 5.3 6.4 0.5 0.4 0.3 0.3 0.2

2.0 2.3 2.5 2.9 3.2 3.6 4.1 4.7 5.5 0.6 0.4 0.3 0.3 0.2

2.0 2.2 2.4 2.7 3.0 3.3 3.6 4.1 4.7 0.7 0.5 0.4 0.3 0.3

1.9 2.1 2.3 2.5 2.7 2.9 3.2 3.6 4.0 0.7 0.6 0.4 0.3

1.8 2.0 2.2 2.3 2.5 2.6 2.8 3.1 3.4 0.8 0.6 0.4 0.4

19.8 23.4 27.5 31.4 33.9 34.8 34.5 32.8 30.0

22.5 26.7 31.0 34.6 37.3 38.4 38.0 36.3 33.0

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

23.0 27.0 30.6 33.2 34.8 35.4 34.9 33.1 30.1

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







































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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INTRODUCTION 

 

The purpose of this Preliminary Stormwater Management Summary is to identify the onsite Stormwater 
Detention and Post Construction Best Management Practices (PCBMP) requirements for the proposed 
development. The proposed improvements are located at the northeast corner of Fairmont Avenue and 
75th Street in Darien, Illinois.  The total development area is comprised of approximately ±1.41 acres.  
The subject property is part of a larger development that was annexed into the Village of Darien as part of 
a PUD (Darien Towne Centre) on April 19th, 1993.  Refer to Village Ordinance No. 0-16-93, 0-17-93, and 
0-18-93 for additional information.     
 

 

PROJECT DESCRIPTION 
 
This redevelopment will consist of a new two (2) lot subdivision within the property that formerly 
occupied a TGI Friday’s Restaurant.  Both lots will feature a proposed quick service restaurant (QSR) 
with drive-thru facility.  Parking will be provided along the northern frontage of both lots.  
Approximately 36 parking stalls will be included within the preliminary site plan of the proposed two (2) 
lot subdivision. In the proposed condition, the northern portion of the site will drain to an existing storm 
sewer located at the southwest and southeast corners of the property.  Both existing storm sewer networks 
are tributary to a regional detention facility that was constructed as part of the overall development.   
 
 
EXISTING CONDITIONS 

 
The existing property is approximately ±1.4 acres of land within an existing shopping center.  The overall 
development is part of a a larger development that was annexed into the Village of Darien as part of a 
PUD (Darien Towne Centre) on April 19th, 1993.  Refer to Village Ordinance No. 0-16-93, 0-17-93, and 
0-18-93 for additional information.     
 
Per the original ordinance and annexation agreement, a regional stormwater detention facility was 
constructed at the southwest corner of the property.  This existing facility was used to provide stormwater 
detention for the overall PUD Development.  The existing storm sewer adjacent to the subject 
development will convey stormwater runoff to the existing stormwater management system.  
 
 
ONSITE DETENTION SUMMARY  

According to available records, the existing conditions at the subject property have not been altered since 
1993.  This information is confirmed by historical aerial photography obtained from the DuPage County 
Interactive Map Gallery.  The aerials obtained document that there has been no net increase in impervious 
area since 1993. 

The DuPage County Stormwater and Flood Plain Ordinance (April 2013) states the following: 

Section 15-72A. The following cases or special conditions represent exceptions to providing site 
runoff storage:  

15-72.A-1 When comparing the Impervious Area of the pre-development Development Site as it 
existed as of February 15, 1992 to the with-development Impervious Area of the same 
Development Site, excluding any areas of the Development Site for which detention has 
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already been provided, and the Impervious Area has not increased by a minimum of 25,000 sq. 
ft. cumulatively of permitted development.  

 

Therefore, under the current ordinance interpretation, the following elements are to be included in 
determining the detention requirements: 

• Comparison of the 1998 Historical Aerial to the Present (2026) Aerial Photography illustrates that 
there has been no net increase in impervious areas within that timeframe.  

• Although the original site improvements were constructed after the February 15, 1992 date 
identified within the County Stormwater Ordinance, it is understood that the existing regional 
detention facility within the southwest corner of the property provided stormwater detention for 
the overall development of the PUD.  Therefore, the existing impervious area represented within 
the current topographic survey shall be used as a baseline for determining the stormwater 
detention threshold.  

• Proposed improvements (Two Buildings with adjacent parking and drive thru facilities) shall 
increase the total impervious areas of the property by approximately 43 Square Feet. 

• Refer to Impervious Area Exhibits for clarification. 
 

The total new development as defined in the current ordinance is equal to 43 SF of net new impervious 
area.  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  

Post Construction Best Management Practice (PCBMP’s) shall NOT be required for the subject 
improvements.  Under the current DuPage County Stormwater and Flood Plain Ordinance, up to 2,500 
square feet (SF) of net new impervious area may be added since April 23, 2013 to an existing site before a 
PCBMP is required. Therefore, under the current ordinance interpretation, the following elements are to 
be included in determining the Post Construction BMP requirements: 

• Comparison of the 1998 Historical Aerial to the Present (2026) Aerial Photography illustrate that 
there has been no net increase in impervious area within that timeframe.  

• Proposed improvements (Two Buildings with adjacent parking and drive thru facilities) shall 
increase the total impervious areas of the property by approximately 43 Square Feet. 

• Refer to Impervious Area Exhibits for clarification. 
 

The total new development as defined in the current ordinance is equal to 43 SF of net new impervious 
area.  Therefore, Post Construction Best Management Practices (PCBMP’s) are NOT required. 

 
 
WETLAND 

The U.S. Fish & Wildlife Service’s National Wetlands Inventory Map does not identify existing wetland 

data within the vicinity of the project.  A copy of this document has been provided for clarification.   

 



P:\CAQDRIL01\Documents\StormWater Reports\Final Stormwater Reports 

FLOODPLAIN 

The Federal Emergency Management Agency (FEMA) specifies that there are not any existing Zone AE 
Floodplains located within the subject improvements.  The DuPage County Stormwater and Floodplain 
Ordinance define the Base Flood Elevation (BFE) as the flood having a one percent probability of being 
equaled or exceeded in a given year. It is also known as the 1% chance or 100-year flood, and it is 
classified as Zone AE per the FEMA definition.     
 

 

SUMMARY 

• Stormwater Detention is NOT required per the DuPage Countywide Stormwater and Flood Plain 
Ordinance 

• Post Construction Best Management Practices (PCBMP’s) are NOT required per the DuPage 
Countywide Stormwater and Flood Plain Ordinance 

• The site development meets the stormwater management requirements of the DuPage 
Countywide Stormwater and Flood Plain Ordinance 
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CITY OF DARIEN 

DU PAGE COUNTY, ILLINOIS 

ORDINANCE NO. 

AN ORDINANCE APPROVING A MINOR AMENDMENT TO A PLANNED UNIT 
DEVELOPMENT, A PRELIMINARY PLAT OF SUBDIVISION, TWO SPECIAL USE 

PERMITS, AND ZONING VARIATIONS FOR TWO DRIVE THROUGH EATING AND 
DRINKING ESTABLISHMENTS IN THE DARIEN TOWNE CENTER SHOPPING CENTER 

(PZC-26-4: 2201 75th Street, Core Acquisitions, LLC) 

ADOPTED BY THE 

MAYOR AND CITY COUNCIL 

OF THE 

CITY OF DARIEN 

THIS 4th DAY OF MAY, 2026 

Published in pamphlet form by authority of the 
Mayor and City Council of the City of Darien, 
DuPage County, Illinois, this   day 
of May, 2026. 
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AN ORDINANCE APPROVING A MINOR AMENDMENT TO A PLANNED UNIT 
DEVELOPMENT, A PRELIMINARY PLAT OF SUBDIVISION, TWO SPECIAL USE 

PERMITS, AND ZONING VARIATIONS FOR TWO DRIVE THROUGH EATING AND 
DRINKING ESTABLISHMENTS IN THE DARIEN TOWNE CENTER SHOPPING CENTER 

 
 

(PZC-26-4: 2201 75th Street, Core Acquisitions, LLC) 
 
 
 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 received a petition to demolish the existing vacant former TGI Fridays 

restaurant located at 2201 75th Street and redevelop the site with two new quick-service drive-through 

establishments: a Dutch Bros Coffee and an Andy's Frozen Custard, including a  the subdivision of the 

property into two retail pad sites, two Special Use Permits and Variations 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, (the “Petition”); and 

 WHEREAS, pursuant to notice as required by the Illinois Municipal Code and the Darien Zoning 

Ordinance, a public hearing was conducted by the Planning, Zoning and Economic Development 

Commission on April 15, 2026 to consider the Petition; and 

 WHEREAS, based upon the evidence, testimony, and exhibits presented at the April 15, 2026 

public hearing, the Planning, Zoning and Economic Development Commission voted 6-1 to recommend 

approval of the Petition to the Municipal Services Committee and City Council; and 
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 WHEREAS, based upon the evidence, testimony, and exhibits presented at the April 27, 2026 

Municipal Services Committee meeting, the Committee unanimously recommended approval of the 

Petition to City Council; and 

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

and hereby 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, DUPAGE COUNTY, ILLINOIS, IN THE EXERCISE OF ITS HOME RULE POWERS, 

as follows: 

 SECTION 1:  Subject Property.  The property which is the subject of this Ordinance is generally 

located at 2201 75th Street and legally described as follows (“Subject Property”): 

PARCEL 1: 

LOTS 2 AND 3 IN FINAL PLAT OF SUBDIVISION OF DARIEN TOWNE CENTRE 

RESUBDIVISION, BEING A RESUBDIVISION OF LOTS 1, 2 AND 4 IN DARIEN TOWNE CENTRE 

SUBDIVISION, BEING A SUBDIVISION OF PART OF THE SOUTHEAST QUARTER OF 

SECTION 29, TOWNSHIP 38 NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, 

ACCORDING TO THE PLAT THEREOF RECORDED JANUARY 30, 2013 AS DOCUMENT R2013-

015754, IN DUPAGE COUNTY, ILLINOIS. 

PARCEL 2: 

A NON-EXCLUSIVE EASEMENT FOR THE BENEFIT OF PARCEL 1 AND PARCEL 3 AS 

CREATED BY THE DECLARATION DATED AUGUST 5, 1993 AND RECORDED AUGUST 17, 

1993 AS DOCUMENT R93-183596 BY AMERICAN NATIONAL BANK AND TRUST COMPANY 

OF CHICAGO, AS TRUSTEE UNDER TRUST NUMBER JUNE 4, 1991 AND KNOWN AS TRUST 

NUMBER 113974-03 AND WAL-MART STORES, INC. FOR THE PURPOSE OF INGRESS AND 

EGRESS, UTILITIES, SIGNAGE AND STORMWATER RETENTION. MODIFICATION 

RECORDED SEPTEMBER 9, 1994 AS DOCUMENT R94-186274 AND RERECORDED OCTOBER 

31, 1994 AS DOCUMENT R94-213935. MODIFICATION RECORDED JANUARY 30, 2013 AS 

DOCUMENT R2013-015758. 
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PARCEL 3: 

LOTS 9 AND 10 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 

PARCEL 4: 

AN EASEMENT FOR THE BENEFIT OF LOT 2 OF PARCEL 1 AS CREATED BY THE PLAT OF 

DARIEN TOWNE CENTRE RECORDED AUGUST 17, 1993 AS DOCUMENT R93-183593 FOR THE 

PURPOSE OF CONSTRUCTING, INSTALLING, MAINTAINING, REPAIRING AND REPLACING 

A SIGN ON THE NORTH 25 FEET OF THE EAST 25 FEET OF LOT 8 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, IN DUPAGE 

COUNTY, ILLINOIS. 

PIN:  09-29-400-026 

SECTION 2:  Minor PUD Amendment Approved.  A minor change to the previously 

approved Planned Unit Development of the Subject Property is hereby approved to allow the approval 

of the proposed preliminary plat, entitled “RESUBDIVISION OF LOT 9 IN DARIEN TOWNE 

CENTRE”, prepared by Atwell, LLC and dated March 18, 2026, on file with the Community 

Development Department. 

SECTION 3: Preliminary Plat of Subdivision Approved. The proposed preliminary plat, 

entitled “RESUBDIVISION OF LOT 9 IN DARIEN TOWNE CENTRE”, prepared by Atwell, LLC and 

dated March 18, 2026, on file with the Community Development Department, is hereby approved. 

SECTION 4: Variations Approved. The City Council hereby approves the following variations 

from the Zoning Ordinance and Sign Code: 

A. A variation from Section 5A-8-4-7 of the City Zoning Code to allow for lot sizes 
of less than 6 acres for the proposed lots. 

B. A variation from Section 5A-8-4-8 of the City Zoning Code to allow for a 30.2-
foot reduced front setback for parking facilities along 75th Street for both lots. 

C. Variations from Section 5A-8-4-8 of the City Zoning Code to allow for reduced 
side yard setbacks of 10.4 feet and 3.2 feet respectively, for the Dutch Brothers 
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and Andy’s Custard site plans, and a zero setbacks for parking and landscaping 
facilities between the two new lots. 

D. A variation from Section 5A-10-7 to permit an exception from the requirement 
for foundation area landscaping for both of the buildings, as shown in the 
referenced site plans. 

E. A variation from Section 5A-10-6 to allow for shade trees required along the 
perimeter areas to be placed in other areas of the property to allow for greater 
visibility. 

F. A variation from Section 5A-11-2-1 to allow for “unshielded” light fixtures for 
canopy lighting areas for both drive throughs. 

G. A variation form Section 4-3-10-B-2 and -3 to allow for a ground and wall signage 
as proposed in the referenced site development plans. 
 

SECTION 4:  Special Use Permit Approved – Dutch Bros.  The City Council hereby approves 

a special use to permit the construction of a new freestanding 1,307 square-foot Dutch Bros Coffee drive-

through building with associated site improvements within the B-3 General Business District. 

SECTION 5: Special Use Permit Approved – Andy’s Custard. The City Council hereby 

approves a special use to permit the construction of a new 1,985 square-foot freestanding Andy's Frozen 

Custard quick-service restaurant with a drive-through, with associated site improvements, within the B-

3 General Business District. 

SECTION 6:  Site Plan Approval.  The City Council hereby approves the site plan  for the 

Petition, entitled “Proposed Improvements for 2201 75th Street”, prepared by Manhard Consulting and 

dated March 18, 2026, on file with the Community Development Department. 

SECTION 7:  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.  It is the intent of the corporate authorities 

of the City of Darien that to the extent that 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. 
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 SECTION 8:  Effective Date.  This Ordinance shall be in full force and effect from and after its 

passage and approval, and shall subsequently be published in pamphlet form as provided by law. 

 PASSED BY THE CITY COUNCIL OF THE CITY OF DARIEN, DUPAGE COUNTY, 

ILLINOIS, this 4th day of May, 2026. 

AYES:   

    

NAYS:   

ABSENT:   

 APPROVED BY THE MAYOR OF THE CITY OF DARIEN, DUPAGE COUNTY, 

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

 
 
 
  
 JOSEPH MARCHESE, MAYOR 

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