
PLANNING AND ZONING COMMISSION 
& HISTORIC COMMISSION 

SPECIAL MEETING 
 

Village of East Dundee 
April 15, 2021 

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/88682075039 
Meeting ID: 886 8207 5039 

Passcode: 277585 
 
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: 886 8207 5039 
Passcode: 277585 
 

 

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, April 15, 2021 
7:00 PM 

 
 

CALL TO ORDER 

ROLL CALL / DECLARATION OF QUORUM 

APPROVAL OF MINUTES 

1. Planning and Zoning & Historic Commission Meeting Minutes dated March 4, 2021 
 
PUBLIC COMMENT 

HISTORIC COMMISSION 

1. Certificate of Appropriateness for Sign and Window Decals: 104 N. River Street 
 

a. Discussion and Motion to Recommend Approval/Denial of a Certificate of 
Appropriateness for Five Points Jiu Jitsu Sign and Window Decals 

NEW BUSINESS 

1. PUBLIC HEARING (PIN 03-24-302-020) - to consider a request for a Special Use 
for a Motor Vehicle Dealer – Used Only, located at 212-214 Dundee Avenue, East 
Dundee, IL 60118 in the B-3 Service Business District 
 

a. Motion to recommend approval/denial of a request for a request for a Special 
Use for a Motor Vehicle Dealer – Used Only, in the B-3 Service Business 
District 



b. Motion to approve a Findings of Fact to recommend approval/denial of a 
request for a Special Use for a Motor Vehicle Dealer – Used Only, in the B-3 
Service Business District 

 
2. PUBLIC HEARING (PINs 03-26-227-007, 03-23-479-009) - to consider a request for 

a Special Use for Indoor Storage located at 511-581 East Dundee Avenue, East 
Dundee, IL 60118 in the B-3 Service Business District 
 

a. Motion to recommend approval/denial of a request for a Special Use for 
Indoor Storage in the B-3 Service Business District 
 

b. Motion to approve a Findings of Fact to recommend approval/denial of a 
request for a Special Use for Indoor Storage in the B-3 Service Business 
District 

OTHER BUSINESS 

ADJOURNMENT 

 



                               Historic Commission 
                                           Village of East Dundee 

Kane County, IL 
March 4, 2021 

 
Commissioner Scarpelli called the History Commission Meeting to order at 7:00 p.m. 
Roll: 6 Present (Scarpelli, Holliman, Schock, Bernstein, Steneck and Muscat). 2 Absent (Meyer and Apke). 
Also present: Assistant Village Administrator Brad Mitchell, Building Inspector Chris Ranieri and Clerk 
Katherine Diehl. 
 
APPOINT AN ACTING CHAIRMAN: 
 
Motion to appoint Commissioner Scarpelli as Acting Chairman by Steneck/Muscat. 
6 Ayes (Scarpelli, Holliman, Schock, Bernstein, Muscat and Steneck). 0 Nays. 2 Absent (Apke and Meyer).  
Motion Carries. 
 
PUBLIC COMMENT:  None 
 
APPROVAL OF MINUTES: 
 

1. Planning and Zoning Commission and Historic Commission Meeting Minutes dated December 3, 
2020 

 
Motion to approve the December 3, 2020 meeting minutes by Holliman/Bernstein. 
6 Ayes (Scarpelli, Holliman, Schock, Bernstein, Muscat and Steneck). 0 Nays. 2 Absent (Apke and Meyer).  
Motion Carries. 
 
HISTORIC COMMISSION 
 

1. Discussion of a Rooftop Addition – River Street Tavern, 102 N. River Street 
 
Loren Rattner, owner of River Street Tavern, explained that the rooftop addition will include additional seating 
for 50 patrons and may include fire pits and coverage in the future. He advised that the rooftop deck would be 
accessed through a door from the loft. Rattner asked the Commission for feedback on the type of railing they 
would like to see surround the rooftop deck. Commissioner Scarpelli suggested the idea of placing brick pillars 
every six to eight feet apart with wrought iron or glass in between. Commissioner Holliman stated that wrought 
iron would be more appropriate for a historic look. Commissioner Muscat suggested that the deck be of a similar 
design or style of the DC Cobb rooftop deck. Rattner asked the Commission if they would be in favor of allowing 
the rooftop deck to be a four seasons room with a retractable roof in the future, similar to Empire Restaurant in 
Naperville. He explained that it is made of a metal frame on a track with plexiglass windows. He advised that the 
design for this would need to be included in the plans at this time to be accommodated for in the future. There 
were no opposing comments from the Commission for a four seasons room. Rattner said he agrees with a wrought 
iron railing.  
 
NEW BUSINESS:  None 
 
OTHER BUSINESS:   None 
 
Motion to adjourn the Historic Commission Meeting at 7:19 p.m. by Muscat/Steneck. 
6 Ayes (Scarpelli, Holliman, Schock, Bernstein, Muscat and Steneck). 0 Nays. 2 Absent (Apke and Meyer).  
Motion Carries.Meeting Adjourns. 
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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 – Sign and Window Decals 
 

Date:    April 15, 2021 
 

 
The Village has received a sign application from Michael Peters owner of Five Points 
Jiu Jitsu located at 104 N. River Street for a sign and window decals as shown below.   
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Proposed Sign 
• Size - 30” x 144”. 
• ¼ inch thick material with aluminum faces and a composite plastic core. 
• Color - black with white lettering. 
• Mounted above the windows. 

 
Window Decals 

• Size – 30” x 30”. 
• Color – white. 
• Design – name and logo. 
• Installed on center of each window. 

 
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 
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. 
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Action Requested: Discussion and Motion to Recommend Approval/Denial of a 
Certificate of Appropriateness for Five Points Jiu Jitsu sign 
and window decals. 

 
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: 212-214 Dundee Avenue Special Use Request – Used Car Dealership 
 

Date:    April 15, 2021 
 

 
BACKGROUND 
The Village received an application for a Special Use from Zumar Latifi to operate a 
used car dealership at 212-214 Dundee Avenue, East Dundee, IL 60118.  This property 
located in the B-3 Service Business District.  The previous use of the site was a dental 
office and it has been vacant since 2016. 
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In order to consider a special use permit, the Planning and Zoning Commission should 
consider the following standards.  For each of these standards, the Applicant’s responses 
are provided in italics below. 
 

1. The special use will not be injurious to the use and enjoyment of other property in 
the immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood. 
 
Applicant Response: No, the special use will not be injurious to surrounding 
neighbors.  The building and business will be operating during business hours.  
 

2. The establishment of the special use will not impede the normal and orderly 
development and improvement of the surrounding property for uses permitted in 
the district. 

 
Applicant Response: The applicant will keep everything the same and not 
intending to do any improvements to the project.    
 

3. Adequate utilities, access roads, drainage or necessary facilities have been or will 
be provided. 

 
Applicant Response: Yes, all utilities will be up to date along with access road 
drainage and all necessary facilities.   

 
4. Adequate measures have been or will be taken to provide ingress and egress so 

designed as to minimize traffic congestion in the public streets. 
 
Applicant Response: N/A 

 
Due to the usual nature of the operation of special uses that may give rise to unique 
problems with respect to their impact upon neighboring property or public facilities, the 
Village may stipulate conditions and restrictions upon the establishment, location, 
construction, maintenance, and operation of the use as deemed necessary for the 
protection of the public interest.  If the Planning and Zoning Commission were to consider 
approval of this Special Use, Village staff would recommend the following minimum 
conditions: 
 

1. The Special Use Permit cannot be transferred and shall expire at such time the 
Used Car Dealership at 212-214 Dundee Avenue, Dundee, IL 60118 ceases 
operations at this location. 

2. Maximum number of cars for sale on the lot shall be limited to 18. 
3. Every car on the lot must be in a parking space. 
4. Cars cannot be parked on the grass. 
5. Security cameras shall be installed. 
6. Damaged or wrecked vehicles shall not be allowed. 
7. Body work or mechanical repairs shall not be performed on the property. 
8. Outside lighting shall be restricted between the hours 9 pm to 6 am. 
9. Vehicle load and unloading shall be restricted to private property not on 

Dundee Ave or any local roads. 
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10. Test driving on local roads shall be prohibited. 
11. 80 Linear feet of 6-foot solid fence shall be installed along the residential 

property to the north. This new fence will replace the old 5 ft fence. 

STAFF RECOMMENDATION 
It is the recommendation of Village staff to deny this Special Use request.  If the Planning 
and Zoning Commission decides to recommend approval of this Special Use request, 
then the approval shall include the conditions noted above recommended by Village Staff. 
 
ACTION REQUESTED 
1. Discussion and motion to approve a Findings of Fact to approve/deny a Special Use 

for a motor vehicle dealer – used only located at 212-214 Dundee Avenue, East 
Dundee, IL 60118 in the B-3 Service Business District.    
 

ATTACHMENTS 
1. Special Use Application 
2. Aerial Map  
3. Public Notice 
4. Findings of Fact 
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VILLAGE OF EAST DUNDEE, ILLINOIS 
Findings of Fact – Special Use 

 
Property Location:  212-214 Dundee Avenue, East Dundee, IL 60118 
 
Special Use requested: A Special Use for a motor vehicle dealer – used only located 

at 212-214 Dundee Avenue, East Dundee, IL 60118 in the B-
3 Service Business District.    

 
Hearing date:  April 15, 2021 
 
The Planning and Zoning Commission has made the following findings regarding the 
special use request: 
 

1. The use is not injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood; Circle one; 
Yes/No/Not Applicable(N.A.), Explain: 

 
2. The use will not impede the normal and orderly development and 

improvement of the surrounding property for uses permitted in the district; 
Yes/No/N.A.  

 
3. Adequate utilities, access roads, drainage or necessary facilities have been 

or will be provided; Yes/No/N.A. 
 

4. Adequate measures have been or will be taken to provide ingress and egress 
so designed as to minimize traffic congestion in the public streets; 
Yes/No/N.A. 

 
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 special use(s) resulting in the 
following vote:  
____ayes ____nays ____absent____abstain 
 
Date: __________ ___________________________________ 
   Chairman Planning and Zoning Commission 
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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: 511-581 East Dundee Avenue Special Use Request – Indoor Storage 
 

Date:    April 15, 2021 
 

 
BACKGROUND 
The Village received an application for a Special Use from New Level Investment 
Group LLC operate an indoor storage facility at 511-581 East Dundee Avenue, East 
Dundee, IL 60118, in the former Dominick’s site at the River Valley Square Shopping 
Center.  This property located in the B-3 Service Business District.  The proposed 
tenant is Public Storage, but it should be noted that there is not an executed lease 
agreement with Public Storage or letter of intent from Public Storage.   
 
Following the initial submittal of this request for a special use, Village staff met with 
representatives from New Level Investment Group to lay out staff’s concerns that include: 
 

• Proposed changes to façade and other site improvements are less impressive and 
do not present a financial investment to this project as the Village would like to 
see, especially given the visibility and history at this location.   
 

Despite these concerns laid out by staff, the Applicant still indicated to staff that they 
want to pursue this special use request.   

In order to consider a special use permit, the Planning and Zoning Commission should 
consider the following standards.  For each of these standards, the Applicant’s responses 
are provided in italics below. 
 

1. The special use will not be injurious to the use and enjoyment of other property in 
the immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood. 
 
Applicant Response: The proposed special use for self-storage will be designed 
with state-of-the-art facilities with an investment in excess of $4.0 million.  The 
storage space will only be accessible from the exterior entrances of the building.  
The adaptive re-purposing of the building will remove empty space and 
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significantly enhance the overall activity and attractiveness of the center, 
potentially stimulating construction of new spaces and buildings in the area.    
 

2. The establishment of the special use will not impede the normal and orderly 
development and improvement of the surrounding property for uses permitted in 
the district. 

 
Applicant Response: The proposed special use for self-storage will operate 
under normal business hours consistent with commercial/retail uses already 
approved for the property and the surrounding properties.      
 

3. Adequate utilities, access roads, drainage or necessary facilities have been or will 
be provided. 

 
Applicant Response: The self-storage use will not require any additional utilities 
or access beyond what has already been designed for the entire property.     

 
4. Adequate measures have been or will be taken to provide ingress and egress so 

designed as to minimize traffic congestion in the public streets. 
 
Applicant Response: Ingress and egress will be provided over existing roadways 
that were designed for a retail grocery use that anticipated significantly greater 
customer traffic and parking requirements.  The self-storage operator anticipates 
no more than 10-15 vehicles/customers per day and no more than 2-3 employees 
at any one time.   

 
Due to the usual nature of the operation of special uses that may give rise to unique 
problems with respect to their impact upon neighboring property or public facilities, the 
Village may stipulate conditions and restrictions upon the establishment, location, 
construction, maintenance, and operation of the use as deemed necessary for the 
protection of the public interest.  If the Planning and Zoning Commission were to consider 
approval of this Special Use, Village staff would recommend the following minimum 
conditions: 
 

1. The Special Use Permit cannot be transferred and shall expire at such time the 
indoor storage at 511-581 East Dundee Avenue, Dundee, IL 60118 ceases 
operations at this location. 

2. The proposed site improvements, at minimum, shall be exactly what was 
provided on the renderings and site plan, submitted as part of the special use 
application and updated on 02.18.21.    

 
STAFF RECOMMENDATION 
It is the recommendation of Village staff to deny this Special Use request.  If the Planning 
and Zoning Commission decides to recommend approval of this Special Use request, 
then the approval shall include the conditions noted above recommended by Village Staff. 
 
ACTION REQUESTED 
Discussion and motion to approve a Findings of Fact to approve/deny a Special Use for 
indoor storage located at 511-581 East Dundee Avenue, East Dundee, IL 60118 in the 
B-3 Service Business District.   
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ATTACHMENTS 
1. Special Use Application 
2. Site Plan/Renderings   
3. Public Notice 
4. Findings of Fact 
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VILLAGE OF EAST DUNDEE, ILLINOIS 
Findings of Fact – Special Use 

 
Property Location:  511-581 East Dundee Avenue, East Dundee, IL 60118 
 
Special Use requested: A Special Use for indoor storage located at 511-581 East 

Dundee Avenue, East Dundee, IL 60118 in the B-3 Service 
Business District.   

 
Hearing date:  April 15, 2021 
 
The Planning and Zoning Commission has made the following findings regarding the 
special use request: 
 

1. The use is not injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood; Circle one; 
Yes/No/Not Applicable(N.A.), Explain: 

 
2. The use will not impede the normal and orderly development and 

improvement of the surrounding property for uses permitted in the district; 
Yes/No/N.A.  

 
3. Adequate utilities, access roads, drainage or necessary facilities have been 

or will be provided; Yes/No/N.A. 
 

4. Adequate measures have been or will be taken to provide ingress and egress 
so designed as to minimize traffic congestion in the public streets; 
Yes/No/N.A. 

 
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 special use(s) resulting in the 
following vote:  
____ayes ____nays ____absent____abstain 
 
Date: __________ ___________________________________ 
   Chairman Planning and Zoning Commission 
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