
PLANNING AND ZONING COMMISSION 
& 

HISTORIC COMMISSION 
 

Village of East Dundee 
December 3, 2020 

7:00 PM 
 
 

This meeting will be conducted via teleconference call by authorization of Gov. Pritzker waiving a portion of the IL 
Open Meetings Act to allow local governments to hold “remote” meetings to help control the spread of COVID-19 
 
 
Zoom Meeting Link:   https://us02web.zoom.us/j/89617312618 
Meeting ID: 896 1731 2618 

Passcode: 057159 
 
If you need to download Zoom, use this link and download “Zoom Client for Meetings”:  https://zoom.us/download 

 
Computer Audio Only 
Click on the “Join Audio Conference by Computer” link when joining the meeting. 

 
To join by PHONE ONLY 
 Dial: 312-626-6799 
Meeting ID/Access Code: 896 1731 2618 
Passcode: 057159 
 

 

Please.... 

Mute Your Microphone. 
Zoom has a “Mute Microphone” option. Please keep your microphone muted to cut down on feedback. Unmute to speak. 

IF BY PHONE ONLY, press *6 to mute/unmute 
 

Raise your Hand. 
A hand icon will appear beside your username and lets the meeting's managers know you have a question, input, or otherwise 
need some attention when possible. Click on the icon labeled "Participants" at the bottom of your screen. Click the button 
labeled "Raise Hand". 
IF BY PHONE ONLY, press *9 to raise hand 

 
Refrain from the group chat feature. 



 
 

PLANNING AND ZONING COMMISSION 
& 

HISTORIC COMMISSION 
AGENDA 

Thursday, December 3, 2020 
7:00 PM 

 

CALL TO ORDER 

ROLL CALL / DECLARATION OF QUORUM 

APPOINT AN ACTING CHAIRMAN 

APPROVAL OF MINUTES 

1. Planning and Zoning & Historic Commission Meeting Minutes dated November 5, 
2020 

 
PUBLIC COMMENT 

HISTORIC COMMISSION 

1. Certificate of Appropriateness for Signage: Five Points Jiu Jitsu - 104 N. River 
Street 

 
a. Discussion and Motion to Recommend Approval/Denial of a Certificate of 

Appropriateness for signage at 104 N. River Street 

 
NEW BUSINESS 

1. PUBLIC HEARING (PIN 03-25-126-006) - to consider a request for a variance from 
Section 157.127(B) of the Zoning Chapter of the East Dundee Village Code 
requiring loading berths 
 



a. Motion to recommend approval/denial of a request for a variance from 
Section 157.127(B) of the Zoning Chapter of the East Dundee Village Code 
requiring loading berths 
 

b. Motion to approve a Findings of Fact to recommend approval/denial of a 
request for a variance from Section 157.127(B) of the Zoning Chapter of the 
East Dundee Village Code requiring loading berths 

 

OTHER BUSINESS 

ADJOURNMENT 

 



Village of East Dundee 

Kane County, IL 

Planning and Zoning & Historic Commission 

November 5, 2020 
 
Chairman Brewer called the Planning and Zoning & Historic Commission meeting to order at 7:00 p.m. 

Roll:  7 Present (Brewer, Holliman, Muscat, Scarpelli, Schock, Bernstein and Steneck ).  2 Absent (Apke 

and Meyer).  Also present were Village Administrator Jennifer Johnsen, Assistant Village Administrator 

Brad Mitchell, Building Inspector Chris Ranieri, Village Engineer Joe Heinz and Village Clerk Katherine 

Diehl. 

 

APPROVAL OF MINUTES:  

 

1. Planning and Zoning & Historic Commission Meeting Minutes dated October 8, 2020 

 

Motion to approve the September 3, 2020 meeting minutes by Schock/Muscat. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 

 

PUBLIC COMMENT:  None 

HISTORIC COMMISSION:  

 

1. Certificate of Appropriateness for Second Story Addition:  1 E. Main Street 
 

a. Discussion and Motion to Recommend Approval/Denial of a Certificate of Appropriateness 

for a second story addition to the building located at 1 E. Main Street 

 

Property owner Brett Wozniak addressed the Commission with his request to add a 1,000 square foot 

second story addition on the north side of the building and a roof top deck to the balance of the roof. 

Commissioner Holliman stated that the proposed renderings have too modern of an appearance to fit into 

the historic district. Chairman Brewer suggested adding an awning or veranda to the south façade. 

Wozniak was open to the idea of adding an awning or veranda.  

 

Motion to Approve the Certificate of appropriateness for a second story addition to the building located 

at 1 E. Main Street by Scarpelli/Holliman. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 

 

2. Certificate of Appropriateness for Awning Sign:  Eastside Café Coffee & Wine Bar, 316 N. 

River Street 
 

a. Discussion and Motion to Recommend Approval/Denial of a Certificate of Appropriateness 

for Eastside Café Coffee & Wine Bar proposed Awning Sign 

Applicant Kate Micheletto stated that she is rebranding the Uncommon Palate and is changing the name 

to Eastside Café Coffee & Wine Bar. She plans to remove the current arbor structure and add a black 

awning displaying the new name in white lettering.   

 

Motion to Approve the Certificate of appropriateness for Eastside Café Coffee & Wine Bar proposed 

Awning Sign by Muscat/Steneck.. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 



Village of East Dundee 

Kane County, IL 

Planning and Zoning & Historic Commission 

November 5, 2020 
 
NEW BUSINESS 

1. PUBLIC HEARING (PIN: 03-25-151-007) – to consider a request to rezone the Lot 6 property in the 

Gateway Crossing from B-3 Service Business District to the M-1 Limited Manufacturing District 

 

Motion to open the public hearing by Scarpelli/Holliman. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 

 

David Plote, owner of Tramlaw LLC, and Kevin Seay, Vice President of Entitlements and Development 

of Plote Property Management LLC, addressed the Commission with their request to rezone Lot 6. Mr. 

Seay explained that Plote purchased the property in 2017 as an addition to the purchase of the former 

adjacent Walmart property. He said the subject property has been marketed as a retail site for many years 

and remains vacant today. The property has poor visibility from both Routes 25 and 72 and is screened 

visually by the Wendy’s restaurant and Walmart building. Seay stated that there are no real opportunities 

for retail development on the site. He advised that they get calls frequently on the subject property for 

industrial uses. Plote wants to retain ownership of the land and do a build-to-suit which will allow them to 

take control of the tenants and the uses. He stated that rezoning the property from a B-3 to an M-1 will 

give a greater chance of finding a user.  

 

Commissioner Scarpelli stated that he fully supports this. He agreed that the site sits lower than Route 25 

and is not feasible as a commercial use today. He said it has sat vacant for a long time.  

 

There were no questions or comments from the public. 

 

Motion to close the public hearing by Scarpelli/Holliman. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 

 

Motion to recommend approval of a request to rezone the Lot 6 property in the Gateway Crossing from 

B-3 Service Business District to the M-1 Limited Manufacturing District by Scarpelli/Berstein.. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 

 

Motion to approve a Findings of Fact to recommend approval of a request to rezone the Lot 6 property in 

the Gateway Crossing from B-3 Service Business District to the M-1 Limited Manufacturing District by 

Holliman/Muscat. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 

 

OTHER BUSINESS:  None 

 

Motion to adjourn the Planning and Zoning & Historic Commission Meeting at 7:24 p.m.by 

Schock/Holliman. 

7 Ayes (Holliman, Muscat, Scarpelli, Schock, Bernstein, Steneck and Brewer).  0 Nays. 2 Absent (Apke 

and Meyer). Motion carries. 
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Historic Commission Meeting Memorandum 

 
To:   Historic Commission  
 

CC:  Jennifer Johnsen, Village Administrator    

From:  Brad Mitchell, Assistant Village Administrator 
  Chris Ranieri, Building Inspector    

Subject: 104 N. River Street Window Banners 
 

Date:    December 3, 2020 
 

 
The Village has received an application from Michael Peters, owner of Five Points Jiu 
Jitsu located at 104 N. River Street for window banners as shown below.  The 
Petitioner put up these window banners but was unaware that a sign permit and 
approval by the Historic Commission is required.  The Petitioner has indicated that 
these banners are temporary and not permanent.  The banners are vinyl, black and 
white, and each banner is 36” x 60”.  Each banner is temporarily installed using 
double-sided tape. 
 

 
As the property is located within the Village's Historic District, the application requires 
review by the Planning and Zoning Commission acting as the Historic District 
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Commission (HDC).  The proposed window banners should be reviewed according to 
the following applicable guidelines. Attached, please find the Certificate of 
Appropriateness application.  
 

1. All signs shall be of material that was or could have been used at the time 
the building was erected.  Substitute materials with the same appearance 
may be approved. 

2. External florescent, neon or other bright or garish colors shall not be approved. 
Historic colors and earth tones are recommended. 

3. Lettering shall be of a style compatible with the time the building was erected. 
4. All three-dimensional signs shall be of a style used at the time the building 

was erected and should pertain to the type of business conducted within and 
shall be required to obtain HDC approval. 

5. Signs may be externally illuminated only by fixtures compatible with the period 
in which the building was erected.   

6. All signs shall be constructed or painted in a workmanlike manner and all 
lettering intended to be of a uniform size and style. 

7. Signs of a period other than when the building was erected may be approved if 
of special design merit. 

8. Any original sign that was used at any time on a building prior to the year 1900 
or an authentic facsimile thereof may be replaced on that building subject to 
HDC approval. 

9. Within the historic district, signs shall identify only the name of the business 
and the general type of goods, produces or service offered. In addition to 
lettering, graphics may include a trademark, symbol or other representation 
directly related to the use but not advertising a specific brand sold within the 
building. A brand name or symbol may be included, however, if the business 
is a franchise and/or it is the major brand sold or service offered on the 
premises. 

10. The style, composition and appearance of all signs within the historic district shall 
comply as much as possible with any further design guidelines which may be 
adopted by the Village for administration of the district. 

 
Action Requested: Discussion and Motion to Recommend Approval/Denial of a 

Certificate of Appropriateness for Five Points Jiu Jitsu window 
banners. 

 
Attachments:  Certificate of Appropriateness Application  
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Planning and Zoning Commission Meeting Memorandum 

 
To:   Planning and Zoning Commission  

CC:  Jennifer Johnsen, Village Administrator    

From:  Brad Mitchell, Assistant Village Administrator 
  Chris Ranieri, Building Inspector 
  Joseph D. Heinz, P.E.    

Subject: 250 Patricia Lane Variance Request 
 

Date:    December 3, 2020 
 

 
BACKGROUND 
The Village received a variance application from Joe Palumbo of Pal Land LLC, the 
petitioner and owner of 250 Patricia Lane.  The building at 250 Patricia Lane, located 
in the M-1 Limited Manufacturing District, is a modern pre-cast storage and 
maintenance facility with associated parking and landscaping improvements.  It should 
be noted that the building has already been built.  The current building includes one (1) 
loading berth to maintain efficient operations for all users of the facility.  Per the Village 
Code, two (2) loading berths are required as the facility is over 40,000 SF: 
 
§ 157.127 REQUIRED LOADING BERTHS. 
 
(B) Manufacturing, fabricating assembly, disassembly, warehousing storing, cleaning, 
servicing, testing and repairing establishments, for such a building containing 5,000 to 
40,000 square feet of floor area:  one loading berth, plus one additional loading berth 
for each additional 40,000 square feet of floor area or fraction thereof. 
 
This variance was not identified by staff during the initial building permit approval 
process.  
 
VARIANCE REQUEST (PETITIONER) 
 
1. Variance from Section 157.127(B) of the Zoning Chapter of the East Dundee 

Village Code requiring loading berths.  
 
The request is for only one (1) loading berth instead of the required two (2).  

 
Village staff is supportive of the request for the following reasons: 

• It is the opinion of Village staff that the petitioner is better able to determine the 
number of loading berths needed at the facility to adequately serve the facility.   
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• The loading berth requirement, adopted in 1986, has not been reviewed for 
applicability to 2020 needs and is more of a building functionality need rather than 
a zoning requirement. For example, many industrial units are no longer occupied 
for the purpose of warehousing and distribution.  

In order to consider the variance, the Planning and Zoning Commission should consider 
the following standards.  The Village’s response is on the attached draft Findings of Fact.  
The attached application includes the petitioner’s response to these standards.  
 

1. The property in question cannot yield a reasonable return if permitted to be 
used only under the conditions allowed by the regulations in that zoning 
district. 

2. The plight of the owner is due to unique circumstances. 
3. The variation, if granted, will not alter the essential character of the locality. 
4. The particular physical surroundings, shape or topographical conditions of the 

specific property involved would bring a particular hardship upon the owner as 
distinguished from a mere inconvenience if the regulations were strictly 
enforced. 

5. The conditions upon which the petition for variation is based would not be 
applicable generally to other properly within the same zoning classification. 

6. The purpose of the variation is not based exclusively upon a desire to make 
more money out of the property. 

7. The alleged difficulty or hardship has not been created by any person 
presently having an interest in the property. 

8. The granting of the variation will not be detrimental to the public welfare or 
injurious to other property or improvements in the neighborhood in which the 
property is located. 

9. The proposed variation will not impair an adequate supply of light and air to 
adjacent property or substantially increase the danger of fire or otherwise 
endanger the public safety or substantially diminish or impair property values 
within the neighborhood. 

 
The Commission may require such conditions and restrictions upon the premises 
benefitted by a variation as may be necessary to comply with the standards set forth in 
the Village Code or reduce or minimize the injurious effect of the variation upon other 
property in the neighborhood.  Village staff is not recommending that any conditions be 
placed upon the granting of the variation. 
 
ACTION REQUESTED 
1. Discussion and motion to recommend approval/denial of a request for a variance from 

Section 157.127(B) of the Zoning Chapter of the East Dundee Village Code requiring 
loading berths.  
 

2. Discussion and motion to approve a Findings of Fact to recommend approval/denial 
of a request for a variance from Section 157.127(B) of the Zoning Chapter of the East 
Dundee Village Code requiring loading berths 
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ATTACHMENTS 
1. Variance Application  
2. Public Notice 
3. Findings of Fact 























State of Illinois  ) 
County of Kane  ) SS 
Village of East Dundee ) 
 

NOTICE OF PUBLIC HEARING 
 
 
 
Notice is hereby given that the Planning and Zoning Commission of the Village of East Dundee 
will hold a public hearing on December 3, 2020 at 7:00 P.M. via teleconference call by 
authorization of Gov. Pritzker waiving a portion of the Illinois Open Meetings act to allow local 
governments to hold "remote" meetings to help control the spread of COVID-19 
 

1. A request for a variance from Section 157.127(B) of the Zoning Chapter of the East 
Dundee Village Code requiring loading berths.  

  
Property Legal Description:  

 
LOT 5 IN PATRICIA LANE RESUBDIVISION, BEING A RESUBDIVISION OF LOT 
4 IN LOT IN TERRA BUSINESS PARK RESUBDIVISION, BEING A 
RESUBDIVISION OF PART OF SECTION 24 AND 25, TOWNSHIP 42 NORTH, 
RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE 
PLAT OF SAID PATRICIA LANE RESUBDIVISION, IN THE VILLAGE OF EAST 
DUNDEE, SITUATED IN THE COUNTY OF KANE, IN THE STATE OF ILLINOIS. 
 
PIN: 03-25-126-006 

 
All interested persons will be given an opportunity to be heard. 
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Planning and Zoning Commission Meeting 
 

Findings of Fact – Variance 
 
Property Location:  250 Patricia Lane 
 
Variance(s) requested:  Variance from Section 157.127(B) of the Zoning Chapter of the 

East Dundee Village Code requiring loading berths. 
 
Hearing date:   December 3, 2020 
 
The Planning and Zoning Commission has made the following findings regarding the 
variation request: 
 

1. The property in question cannot yield a reasonable return if permitted to be 
used only under the conditions allowed by the regulations in that zoning 
district; Circle one; Yes/No/Not Applicable(N.A.), Explain: 
 
Yes, without the variance, the facility would have an excessive amount of loading 
docks for what is needed for the functionality of the facility.  
 

2. The plight of the owner is due to unique circumstances; Yes/No/N.A. and 
 
Yes, increased delivery efficiency and better auto movement throughout the site have 
reduced the need for multiple loading berths. 

 
3. The variation, if granted, will not alter the essential character of the locality.  

Yes/No/N.A. 
 
Yes, the building meets the industry standard for this building type.   

 
For the purpose of supplementing the above standards, the Planning and Zoning 
Commission, in making its decision whenever they are practical difficulties or particular 
hardship, shall also take into consideration the extent to which the following facts favorable 
to the applicant, have been established by the evidence that: 
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1. The particular physical surroundings, shape or topographical conditions of the 
specific property involved would bring a particular hardship upon the owner as 
distinguished from a mere inconvenience if the regulations were strictly 
enforced; Yes/No/N.A.  
 
Yes, it would require a renovation to the building and alter the look to add a loading 
dock that is unnecessary for the needs of the facility.   
 

2. The conditions upon which the petition for variation is based would be 
applicable generally to other property within the same zoning classification; 
Yes/No/N.A. 
 
Yes, should these conditions reoccur on a development with the same zoning 
classification, the basis for the variation would be applicable.  The loading berth 
requirement, adopted in 1986, has not been reviewed for applicability to 2020 needs 
and is more of a building functionality need rather than a zoning requirement. For 
example, many industrial units are no longer occupied for the purpose of warehousing 
and distribution.  

 
3. The purpose of the variation is not based exclusively upon a desire to make 

more money out of the property; Yes/No/N.A. 
 
Yes, the purpose of the variation request is not to make more money out of property. 
 

4. The alleged difficulty or hardship has not been created by any person presently 
having an interest in the property; Yes/No/N.A. 
 
Yes 
 

5. The granting of the variation will not be detrimental to the public welfare or 
injurious to other property or improvements in the neighborhood in which the 
property is located; Yes/No/N.A.  
 
Yes, granting of the variance would not be detrimental or injurious to the surrounding 
properties.  
 

6. The proposed variation will not impair an adequate supply of light and air to 
adjacent property or substantially increase the danger of fire or otherwise 
endanger the public safety or substantially diminish or impair property values 
within the neighborhood. Yes/No/N.A. 

 
Yes, the proposed variation would not have any of the above negative effects.  
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Based on the information contained in the application and the testimony and evidence 
presented at the public hearing, the Planning and Zoning Commission voted on the approval 
of these findings of fact and the requested variation(s) resulting in the following vote:  
____ayes ____nays ____absent____abstain 
 
 
 
 
Date: __________ ____________________________________ 
   Planning and Zoning Commission Chairman 
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