
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/ 
Address: 

2701 E. Main Street Drive-Through Facility Stacking Space 
Reduction Request 

City Staff: Matthew O’Rourke Planner 
 

 Please check appropriate box (x) 

 PUBLIC HEARING 
  

MEETING 
5/6/14 X 

APPLICATIONS UNDER CONSIDERATION: 

Concept Plan 

ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Memo Letter from Kolbrook Design; dated 1/14/2014 

Application & Attachments 
Permitted uses on Parcel 3A from Ordinance No. 1997-
M-115 

Stacking Space Analysis; Gewalt Hamilton 
Associates, Inc.; dated 1/28/2014 

PUD Preliminary Plans; Kolbrook Design; dated 
1/30/2014 

Revised Site Plan, Kolbrook Design; dated 2/27/2014 
Supplemental Stacking Space Analysis; Gewalt 
Hamilton Associates, Inc.; dated 3/17/2014 

EXECUTIVE SUMMARY: 

The applicant, Kolbrook Design, has submitted an application for a Minor Change to the approved PUD 
Preliminary Plan and request for a reduction in the required number of Drive-Through Facility stacking spaces.  
The applicant intends to modify the former Qdoba space into a Dunkin Donuts restaurant with a Drive-Through 
Facility.  The applicant presented the request at the 2/4/2014 meeting.  Based on comments during the 2/4/2014 
meeting, the applicant has revised their plans.  The details of the revised proposal are as follows: 

 Convert the existing restaurant space into Dunkin Donuts. 

o Modify the site plan to accommodate a Drive-Through Facility along the west building elevation. 

 Add 7 drive-through stacking spaces.  

o Reduce parking spaces from 48 to 36 to accommodate the Drive-Through Facility. 

o Remove a portion of the existing outdoor seating area. 

o Remove landscaping to the west of the building and add new landscaping in-between the drive-through 
stacking spaces and western parking stalls. 

o Relocate the trash enclosure to face south and eliminate conflicts with the proposed drive-through lane.   

o Create a one-way traffic circulation pattern. 

 Update the exterior appearance of the restaurant space. 

o Updates include new signage and painting of the exterior facades.  

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

Staff recommends approval of the request to reduce the required Drive-Through Facility stacking spaces.   

 



 
 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace  
  And Members of the Plan Commission 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Minor Change to PUD Preliminary Plan and Drive-Through Facility Stacking Space 

Reduction Request for 2701 E. Main Street (Dunkin Donuts).   
 
DATE:  May 2, 2014 
  
 
I. APPLICATION INFORMATION: 

Project Name: 2701 E. Main Street 

Applicant: Steven Kolber, Kolbrook Design. 

Purpose:  Minor change to modify the existing tenant space into a Dunkin Donuts 
Restaurant and addition of a Drive-Through Facility.   

 

Community & Economic Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 

General Information: 
Site Information 

Location 2701 E. Main Street   
Acres 1.15 

 
Applications 1) Minor Change to PUD Preliminary Plan 
Applicable 
Ordinances 
and Zoning 
Code 
Sections 

17.04 Administration 
17.06 Design Review Standards & Guidelines 
17.24.100 Drive-Through Facilities 
Ordinance No. 1997-M-115 “An Ordinance Granting a Special Use as a Planned 
Unit Development (Stuart's Crossing PUD)” 

 
Existing Conditions 

Land Use Existing Restaurant Building 
Zoning BC- Community Business (Stuarts Crossing PUD) 

 
Zoning Summary 

North BC- Community Business (Foxfield Commons PUD) Multiple Buildings 
East BC- Community Business (Stuarts Crossing PUD) Walgreen’s 
South RM-3 General Residential (Stuarts Crossing PUD) AMLI Apartments 
West BC- Community Business Toyota Dealership 

 
Comprehensive Plan Designation 

Neighborhood Commercial 
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Aerial Photograph 
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II. BACKGROUND  
 
In 1997, the City Council approved Ordinance No. 1997-M-115 “An Ordinance Granting a Special 
Use as a Planned Unit Development (Stuart's Crossing PUD)”.  This ordinance established the basic 
framework and standards for all properties developed in the Stuarts Crossing PUD.  2701 E. Main 
Street is located on Parcel 3A of this PUD.    
 
Under these provisions, Resolution No. 2002-21 “Recommending Approval of Application for PUD 
Preliminary Plans Stuart’s Crossing – AMLI Lot 2 Boston Market)” for a stand-alone Boston Market 
restaurant at 2701 E. Main Street was approved in 2002.  This approved plan was modified by the 
following resolutions for Minor Changes to the PUD Preliminary Plan:  Resolution No. 2002-33, 
2003-13, 2003-25, and 2005-29.   
 
In 2009, Ordinance No. 2009-M-3 and Ordinance No. 2009-Z-1 were approved.  These two 
ordinances permitted Retails Sales on Parcel 3A of the Stuart’s Crossing PUD and modifications to 
the existing building.  After these approvals the two tenant spaces were occupied by a T-Mobile 
store and Qdoba restaurant.  The Qdoba restaurant space has been vacant since 2012. 
 

III. PROPOSAL 
 
The applicant, Kolbrook Design, has submitted an application for a Minor Change to the approved 
PUD Preliminary Plan and request for a reduction in the required number of Drive-Through Facility 
stacking spaces.  The applicant intends to modify the former Qdoba space into a Dunkin Donuts 
restaurant with a Drive-Through Facility.  The details of the proposal are as follows: 

 Convert the existing restaurant space into Dunkin Donuts. 

o Modify the site plan to accommodate a Drive-Through Facility along the west building 
elevation. 

 Add 6 drive-through stacking spaces.  

o Remove 9 parking spaces west of the building to accommodate the Drive-Through Facility. 

o Remove a portion of the existing outdoor seating area. 

o Remove landscaping to the west of the building and add new landscaping in-between the 
drive-through stacking spaces and western parking stalls.   

 Update the exterior appearance of the restaurant space. 

O Updates include new signage and painting of the exterior facades.   
 

IV. STAFF ANALYSIS 
 

A. MINOR CHANGE 
 

Based on the details of the proposal, staff has determined that this project meets the criteria of 
a minor change to a PUD.  Section 17.04.430.B Minor Changes of the Zoning Ordinance 
states that a change to the PUD plan constitutes a minor change under the following 
circumstances: 
 

“The City Council may, without review and recommendation of the Plan Commission, 
approve minor changes in the PUD plans that do not change the concept or intent of the 
PUD.  Minor changes are defined as any change not defined as a major change (see 
Paragraph A above) or an authorized administrative change (see Paragraph C below).” 
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B. PROPOSED USES 
  
There is a specific list of permitted uses for Parcel 3A in the Stuart’s Crossing PUD.  
Specifically, “Restaurants, including live entertainment and dancing, and drive-in 
restaurants; not including fast food restaurants” is listed as a permitted use.   
 
The applicant has submitted a letter dated January 14, 2014 describing Dunkin Donuts’ 
business operations.  This letter states: 
 70% of the business is from the sale of beverages. 
 80% of their patrons are morning commuters. 
 The inside décor of the restaurant encourages patrons to stay long periods of time in 

lounge seats. 
 
Based on this information, staff has conferred with legal counsel and determined that the 
proposed use constitutes a “drive-in restaurant”. 
 

C. SITE PLAN 
 
Staff has reviewed the proposed changes to the site plan in accordance with the relevant 
provisions of Title 17 of the Zoning Ordinance and the standards established in the Stuart’s 
Crossing PUD.  The details of that review are as follows: 
 
A. Drive-Through Facility and Site Layout 

 
The applicant is proposing to remove the 9 existing parking spaces west of the existing 
building.  The applicant will place the drive-through pick-up window stacking spaces in 
this location.  The following table represents staff’s review of relevant standards: 

 
 

Category 
Zoning Ordinance 

Standard 
PUD Standard Proposed 

Required Stacking 
Spaces 

15 N/A 6 

Required Stacking 
Stall Size 

9’ X 20’ N/A 9’ X 20’ 

Screened from Public 
Street 

Must not be along or 
screened from public 

street 
N/A 

Drive-Through 
Facility is located 

away from the public 
street 

Parking Stalls (Both 
Units) 

29 N/A 48 

   
B. Landscaping 

 
The proposed plan illustrates that some of the landscaping along the foundation of the 
building will be removed.  However, the amount of landscaping the application is creating 
will increase the overall square footage of landscaping onsite.  The applicant is proposing 
to remove approximately 262 square feet of greenspace and replace it with 1,147 square 
feet of greenspace.  
   

D. DRIVE-THROUGH FACILITY STACKING SPACE REDUCTION 
 
The Applicant is requesting a reduction in the required number of drive-through stacking 
spaces from 15 to 6.  
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Section 17.24.100.C Reduction of Required Spaces of the Zoning Ordinance states: 
 
“The number of required stacking spaces may be reduced by the City Council, after receiving 
a recommendation from the Plan Commission, if the petitioner presents a study with 
quantifiable evidence based on comparable facilities that demonstrates that the number of 
stacking spaces may be reduced without affecting the ability of the proposed facility to meet 
the applicable requirements.  The approval of a reduced number of stacking spaces shall 
apply only to the specific business for which the study was conducted.” 
 
The applicant has provided an analysis from Gewalt Hamilton Associates, Inc. dated 1-28-
2014 (Memo Attachment 3) to substantiate this request.  The details of this analysis are as 
follows: 
 The study includes data from two existing Dunkin Donuts establishments collected in 

2012. 
o The analysis examines the morning peak period from 7:00 AM to 9:00 AM. 
o The Rolling Meadows location has an average queue of less than 2 cars and a 

maximum queue of 6 cars. 
o The Elgin location has an average queue of 4 cars and a maximum queue of 7 cars. 

 Gewalt Hamilton has recently examined a facility in Glenview.  The average queue at this 
location was 4 cars with a maximum of 8 cars observed once. 

 Gewalt Hamilton has stated that 6 stacking spaces are sufficient for the proposed Dunkin 
Donuts Drive-Through Facility.   

 
E. BUILDING ELEVATIONS  

 
The applicant is planning cosmetic changes to the façade of the existing building.  These 
changes involve painting the façade and replacing the existing window/door awnings.  The 
new color scheme is comprised of earth tone colors with small orange accent bands.   The 
proposed modifications comply with Section 17.06.030 Standards and Guidelines – BL, 
BC, BR, & O/R Districts of the City’s Zoning Ordinance.   

 
V. 5/2/2014 UPDATE 

 
A. 2/4/2014 PLAN COMMISSION MEETING 

 
The Plan Commission reviewed the proposal on 2/4/2014.  The Plan Commission stated the 
following concerns during the meeting: 
 Vehicles entering the site and then trying to turn immediately into the drive-through 

stacking spaces. 
 Vehicles leaving the drive-through then immediately turn west to leave the site. 
 The number of proposed stacking spaces (6) for the drive-through was not sufficient. 

 
 The Plan Commission asked the applicant to revise the plans to address these concerns. 
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B. REVISED PLANS 

 
1. Site Plan Modifications 

The applicant has submitted a revised site plan dated 2/27/2014 to address the Plan 
Commission’s concerns.  The details of the revised plan are as follows: 

 Increased the number of drive-through stacking spaces from 6 to 7. 

 Creation of a longer green space west of the drive-through that forces patrons leaving 
the drive-through point of service to the southern drive-aisle. 

o The existing dumpster enclosure that currently faces west will be altered to face 
the south.  This eliminates any conflicts with the dumpster enclosure opening and 
the proposed Drive-Through Facility.   

 Reduction of total off street parking spaces from 48 to 36.  29 off-street parking 
spaces are required by the Zoning Ordinance for both tenants.  
 

2. Supplemental Drive-Through Stacking Space Study 
 
The applicant has provided a supplemental drive-through stacking study from Gewalt 
Hamilton Associates, Inc. dated 3/17/2014.  The details of this revised study are as 
follows: 

 Analysis of the existing Dunkin Donuts facility located at 1711 W. Main Street.   

o The analysis examines the morning peak period from 7:00 AM to 10:00 AM 

o An average queue of 4 cars and a maximum queue of 11 cars were observed. 

o The consultant noted that this location is much busier than the projections 
indicate for the E. Main Street site. 

 The study includes data from two existing Dunkin Donuts establishments collected in 
2012. 

o The analysis examines the morning peak period from 7:00 AM to 9:00 AM. 

o The Rolling Meadows location has an average queue of less than 2 cars and a 
maximum queue of 6 cars. 

o The Elgin location has an average queue of 4 cars and a maximum queue of 7 
cars. 

 Gewalt Hamilton has recently examined a facility in Glenview.  The average queue at 
this location was 4 cars with a maximum of 8 cars observed once. 

 Gewalt Hamilton states that the proposed 7 stacking spaces and revised drive-through 
layout are sufficient for the proposed Dunkin Donuts Drive-Through Facility. 

 
VI. RECOMMENDATION  

 
Staff recommends approval of request to reduce the required Drive-Through Facility stacking space, 
given that any potential increased stacking will be internal to the site and will not impact any public 
streets.
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VII. ATTACHMENTS 

 Application for Minor Change to PUD Preliminary Plan; received 1/17/2014 

 Permitted uses on Parcel 3A from Ordinance No. 1997-M-115 

 Letter from Kolbrook Design; dated 1/14/2014 

 Stacking Space Analysis; Gewalt Hamilton Associates, Inc.; dated 1/28/2014 

 PUD Preliminary Plans; Kolbrook Design; dated 1/30/2014 

 Revised Site Plan; Kolbook Design; dated 2/27/2014 

 Supplemental Drive-Through Stacking Space Study; Gewalt Hamilton;  dated 3/17/2014 
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