
PLANNING AND ZONING & HISTORIC COMMISSION 
AGENDA 

Thursday, May 5, 2022 
6:00 PM 

East Dundee Police Station, 2nd Floor Meeting Room 
115 E. 3rd Street, East Dundee, IL 60118 

CALL TO ORDER 

ROLL CALL / DECLARATION OF QUORUM 

APPROVAL OF MINUTES 

1. Planning and Zoning & Historic Commission Meeting Minutes dated April 7, 2022

PUBLIC COMMENT 

HISTORIC COMMISSION 

NEW BUSINESS 

1. PUBLIC HEARING (PIN 03-25-215-002 - 507 Rock Road, East Dundee IL, 60118) - to

consider a request:

• For a Special Use for outside vehicle and equipment parking and storage.
• For a Variance request from Section 157.147(B)(2) and 157.149(B) requiring off-

street parking areas shall be paved with asphaltic concrete or comparable hard-
surfaced, all-weather, dustless material.

• For a Variance request from Section 157.149(C) requiring screening and landscaping
for all open automobile parking areas containing more than four parking spaces on
each side adjoining or fronting any residential or institutional property.

• For a variance request from Section 157.149(D) requiring lighting Illumination of an
off-street parking area shall be arranged so as not to reflect rays of light into adjacent
residential districts and street.



a. Discussion and motion to approve/deny a request for a Special Use for outside 
vehicle and equipment parking and storage.

b. Discussion and motion to approve/deny:
• a Variance request from Section 157.147(B)(2) and 157.149(B) requiring 

off-street parking areas shall be paved with asphaltic concrete or 
comparable hard-surfaced, all-weather, dustless material.

• a Variance request from Section 157.149(C) requiring screening and 
landscaping for all open automobile parking areas containing more than 
four parking spaces on each side adjoining or fronting any residential or 
institutional property.

• a Variance request from Section 157.149(D) requiring lighting 
Illumination of an off-street parking area shall be arranged so as not to 
reflect rays of light into adjacent residential districts and street.

c. Discussion and motion to approve a Findings of Fact to approve/deny:
• a Special Use for outside vehicle and equipment parking and storage.
• a Variance request from Section 157.147(B)(2) and 157.149(B) requiring 

off-street parking areas shall be paved with asphaltic concrete or 
comparable hard-surfaced, all-weather, dustless material with the 
recommended condition.

• a Variance request from Section 157.149(C) requiring screening and 
landscaping for all open automobile parking areas containing more than 
four parking spaces on each side adjoining or fronting any residential or 
institutional property with the recommended condition.

• a Variance request from Section 157.149(D) requiring illumination of an 
off-street parking area with the recommended condition.

OTHER BUSINESS 

ADJOURNMENT 



Village of East Dundee 
Kane County, IL 

Planning and Zoning Commission 
April 7, 2022 

 
Clerk Diehl swore in Commissioners Brunner, Feck, Krueger, Myers, Brahar and Steneck 
 
Chairman Myers called the Planning and Zoning Commission meeting to order at 6:01 p.m. 
Roll:  7 Present (Brunner, Feck, Krueger, Myers, Brahar, Scarpelli and Steneck). 0 Absent. Also present 
were Village Inspector Ranieri and Clerk Diehl. 
 
APPROVAL OF MINUTES:  
 

1. Planning and Zoning & Historic Commission Meeting Minutes dated December 2, 2021 
 

Motion to approve the December 2, 2021 meeting minutes by Scarpelli/Steneck. 
7 Ayes (Brunner, Feck, Krueger, Myers, Brahar, Scarpelli and Steneck). 0 Nays. Motion Carries. 
 
PUBLIC COMMENT:  None 
 
HISTORIC COMMISSION:  None 
 
NEW BUSINESS 

1. PUBLIC HEARING - to consider a request for a TEXT AMENDMENT to Chapter 157. 
Section 157.050(F)(1)(m)(3) to add “Firearm coating, refinishing, adding accessories and 
general modifications; accessory to gun shop” as a special use in the B-3 Business 
District.  

Motion to open the public hearing by Scarpelli/Steneck. 
The Public Hearing opens by unanimous consent.  

Clerk Diehl Swears in all those who wish to provide testimony.  

Building Inspector Ranieri explained that the Bureau of Alcohol, Tobacco, Firearms and Explosives 
(ATF) considers firearm coating, refinishing, adding accessories and general modifications as 
manufacturing. GAT Guns is in the B-3 zoning district, which does not allow manufacturing. Staff is 
recommending that village code be amended to allow coating, refinishing, adding accessories and general 
modifications to firearms. General Manager, Randy Potter, stated that Gat Guns will not be changing any 
business practices, they are just selecting an additional item on their license to stay in compliance with the 
ATF, who is tightening up their regulations. Owner Greg Tropino stated that changing the color of the 
firearm is considered a modification that now requires a separate license by the ATF.  

Motion to close the public hearing by Krueger/Feck. 
The Public Hearing closes by unanimous consent.  

Motion to recommend approval of a request for a TEXT AMENDMENT to Chapter 157. Section 
157.050(F)(1)(m)(3) to add “Firearm coating, refinishing, adding accessories and general modifications; 
accessory to gun shop” as a special use in the B-3 Business District. by Scarpelli/Krueger. 
7 Ayes (Brunner, Feck, Krueger, Myers, Brahar, Scarpelli and Steneck). 0 Nays. Motion Carries. 
 

2. PUBLIC HEARING - to consider a request for a Special Use Chapter 157. Section 
157.050(F)(1)(m)(3) Firearm coating, refinishing, adding accessories and general 
modifications; accessory to gun shop 

 



Village of East Dundee 
Kane County, IL 

Planning and Zoning Commission 
April 7, 2022 

 
Motion to open the public hearing by Krueger/Brahar. 
The Public Hearing opens by unanimous consent.  

Clerk Diehl Swears in all those who wish to provide testimony.  

Potter stated that when Gat Gun’s license was up for renewal, they decided to change the classification 
from 01 to 07, which is firearms manufacturer license. He explained that changing the color or 
personalizing the firearm falls under the ATF’s definition of manufacturing due to the alteration of the 
weapon. The refinishing of firearms is what Gat Guns has been doing for years. The change in the license 
request prompted the ATF to contact the Village.  
 
Motion to close the public hearing by Feck/Krueger. 
The Public Hearing closes by unanimous consent.  

The Commission discussed the 2 conditions recommended by staff. Myers and Krueger stated that they 
would like the conditions removed.   
 
Motion to approve a Special Use Chapter 157. Section 157.050(F)(1)(m)(3) Firearm coating, refinishing, 
adding accessories and general modifications; accessory to gun shop subject to the conditions being 
further discussed with staff by Scarpelli/Krueger. 
6 Ayes (Brunner, Feck, Krueger, Brahar, Scarpelli and Steneck). 1 Nays (Myers). Motion Carries. 
 
Motion to approve a Findings of Fact to recommend approval of Special Use Chapter 157. Section 
157.050(F)(1)(m)(3) Firearm coating, refinishing, adding accessories and general modifications; 
accessory to gun shop by Feck/Scarpelli. 
7 Ayes (Brunner, Feck, Krueger, Myers, Brahar, Scarpelli and Steneck). 0 Nays. Motion Carries 
 
OTHER BUSINESS:   None 
 
Motion to adjourn the Planning and Zoning Commission Meeting at 7:05 p.m.by Steneck/Scarpelli. 
Motion carries by unanimous consent. Meeting adjourns. 
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Planning and Zoning Commission Meeting Memorandum 

 
To:   Planning and Zoning Commission  
 

CC:  Erika Storlie, Village Administrator    

From:  Chris Ranieri, Building Inspector 
  Joseph D. Heinz, P.E.    

Subject: Outside Vehicle and equipment Parking and Storage 507 Rock Road. 
 

Date:    April 28, 2022 
 

 
BACKGROUND 
The Village received an application for a special use and variances from 507 ROCK 
ROAD LLC, 321 CENTER ST, HILLSIDE, IL, 60162 for the of vehicle and equipment 
parking and outside storage of materials.  
 

 
 

This property is located within the M-1 Manufacturing District and is located at 507 Rock 
Road Drive in East Dundee.  
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Request #1: A request for a Special Use for outside vehicle and equipment parking 
and storage for 507 ROCK ROAD LLC with PIN 03-25-215-002 in the M-1 
Manufacturing District.   
 
In order to consider a special use permit, the Planning and Zoning Commission should 
consider the following standards.  For each of these standards, the petitioner’s responses 
are provided in italics below. 

Findings of Fact – Special Use 
 

 
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 Special Use will not be injurious.  The proposed use 
is consistent with the use in the Rock Road Business Park, as well as the use of 
surrounding properties.   
 

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 Special Use will not impede the orderly development 
of surrounding properties.  The proposed site is a former mine and is currently an 
asphalt plant.      
 

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

 
Applicant Response: Access and drainage has been addressed through an 
approved stormwater management plan and grading plan.   

 
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: The property has access to Rock Road.  Ingress and 
egress into the property will not impact traffic flows or traffic congestion.     

 
Request #2: A variance request from Section 157.147(B)(2) and 157.149(B) 
requiring off-street parking areas shall be paved with asphaltic concrete or 
comparable hard-surfaced, all-weather, dustless material.   
 
The Petitioner proposes the use of crushed stone base or asphalt shavings, existing 
material.   
 
Request #3: A variance request from Section 157.149(C) requiring screening and 
landscaping for all open automobile parking areas containing more than four 
parking spaces on each side adjoining or fronting any residential or institutional 
property. 
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The Petitioner proposes no landscaping around the site.  The existing barrier around the 
property is concrete blocks and old semi-trailer frames set on their side.   
 
Request #4: A variance request from Section 157.149(D) requiring illumination of 
an off-site parking area. 
 
The Petitioner proposes minimal parking lot lighting. 
 
In order to consider the variances, 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.  

Findings of Fact – Variance 
 

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. 

   
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.  In addition, the Commission may require such conditions 
and restrictions by a variation(s) 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(s) upon 
the other property in the neighborhood.  If the Planning and Zoning Commission were to 
consider approval of this special use and variances, Village staff would recommend the 
following minimum condition:  
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STAFF RECOMMENDATION 
Village staff recommends that the Planning and Zoning Commission approve the special 
use and variances requests with the following conditions. 

1. The Special Use Permit and variances cannot be transferred and shall expire
at such time 507 ROCK ROAD LLC, 321 CENTER ST, HILLSIDE, IL ceases
outside parking and storage at attached site plans (+/- 6 acres) located within
PIN 03-25-215-002.

2. The petitioner shall install an eight-foot black chain-link fence with black slats
around the perimeter of the proposed parking area within 60 days of the
approved ordinance.

ACTION REQUESTED 
1. Discussion and motion to approve a Findings of Fact to approve/deny a Special Use 

for outside vehicle and equipment parking and storage for 507 ROCK ROAD LLC, 
321 CENTER ST, HILLSIDE, IL with PIN 03-25-215-002 in the M-1 Manufacturing 
District with the recommended condition.

2. Discussion and motion to approve a Findings of Fact to approve/deny a variance 
request from Section 157.147(B)(2) and 157.149(B) requiring off-street parking areas 
shall be paved with asphaltic concrete or comparable hard-surfaced, all-weather, 
dustless material with the recommended condition.

3. Discussion and motion to approve a Findings of Fact to approve/deny a variance 
request from Section 157.149(C) requiring screening and landscaping for all open 
automobile parking areas containing more than four parking spaces on each side 
adjoining or fronting any residential or institutional property with the recommended 
condition.

4. Discussion and motion to approve a Findings of Fact to approve/deny a variance 
request from Section 157.149(D) requiring illumination of an off-street parking area 
with the recommended condition.

ATTACHMENTS 
1. Special Use/Variance Application
2. Site Plan
3. Public Notice
4. Findings of Fact
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VILLAGE OF EAST DUNDEE, ILLINOIS 
Findings of Fact – Special Use 

 
Property Location:  507 Rock Road,  PIN 03-25-215-002.  
 
Special Use requested: A Special Use for outside vehicle and equipment parking and 

storage for 507 Rock Road LLC with PIN 03-25-215-002. in the M-
1 Manufacturing District with the recommended conditions.   

 
Hearing date:  May 5, 2022 
 
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: 
 
The Special Use will not be injurious.  The proposed use is consistent with the in the 
Rock Road Business Park, as well as the use of surrounding properties 
 

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.  

 
The Special Use will not impede the orderly development of surrounding properties.  The 
proposed site is a former mine and is currently being used as an asphalt plant and 
storage.      
 

3. Adequate utilities, access roads, drainage or necessary facilities have been or will 
be provided; Yes/No/N.A. 
 
Access and drainage have been addressed through an approved stormwater 
management plan and grading plan.   
 

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. 

 
The property has ingress and egress to Rock Road.  Ingress and egress into the 
property will not impact traffic flows or traffic congestion. 
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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 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 
 

Findings of Fact – Variances 
 
Property Location:  507 Rock Road,  PIN 03-25-215-002. 
 
Variances requested:  Variance from Sections 157.147(B)(2) and 157.149(B) requiring 

off-street parking areas shall be paved with asphaltic concrete or 
comparable hard-surfaced, all-weather, dustless material with 
recommended conditions.   

  
 Variance from Section 157.149(C) requiring screening and 

landscaping for all open automobile parking areas containing 
more than four parking spaces on each side adjoining or fronting 
any residential or institutional property with the recommended 
conditions. 

 
 Variance from Section 157.149(D) requiring illumination of an 

off-street parking area with the recommended conditions.   
 
Hearing date:   May 5, 2022 
 
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 
 

2. The plight of the owner is due to unique circumstances; Yes/No/N.A. and 
 
Yes 

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

Yes/No/N.A. 
 
Yes 
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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: 
 

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 
 

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 

 
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. 
 
No 
 

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

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.  
 
No 
 

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. 
 
No 
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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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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 May 5, 2022, at 6:00 P.M. at the East Dundee Police Station 2nd Floor 
Meeting Room, 115 E. 3rd Street, East Dundee, Illinois, to consider the following requests: 
 

1. A request for a Special Use for outside vehicle and equipment parking and storage for the 
property with Common Address 507 Rock Road, East Dundee IL, 60118 PIN 03-25-215-
002 in the M-1 Manufacturing District.   
 

2. A variance request from Section 157.147(B)(2) and 157.149(B) requiring off-street parking 
areas shall be paved with asphaltic concrete or comparable hard-surfaced, all-weather, 
dustless material. 507 Rock Road, East Dundee IL, 60118 PIN 03-25-215-002 in the M-1 
Manufacturing District.   

 
3. A variance from Section 157.149(C) requiring screening and landscaping for all open 

automobile parking areas containing more than four parking spaces on each side 
adjoining or fronting any residential or institutional property.  507 Rock Road, East 
Dundee IL, 60118 PIN 03-25-215-002 in the M-1 Manufacturing District.  
 

4.  A variance from Section 157.149(D) (D) requiring lighting Illumination of an off-street 
parking area shall be arranged so as not to reflect rays of light into adjacent residential 
districts and street.  All lighting shall be extinguished not later than 30 minutes after the 
close of business of the use being served, except as may be otherwise authorized by the 
Village Board of Trustees. 507 Rock Road, East Dundee IL, 60118 PIN 03-25-215-002 in the 
M-1 Manufacturing District.  

 
Property Legal Description: 

Lot 2 in Pal Group Industrial Park, a Subdivision of the North 1/2 of Section 25, Township 42 
North Range 8 East of the Third Principal Meridian, according to the Plat thereof recorded April 
3, 2017 as Document Number 2017K016405 

COMMONLY KNOWN AS 507 ROCK ROAD, EAST DUNDEE, ILLINOIS, 60118 PIN 03-25-215-002 

 
All interested persons will be given an opportunity to be heard. Any questions regarding this 
application or the public hearing process may be directed to Chris Ranieri Building Inspector, 
120 Barrington Avenue, East Dundee, Illinois 60118, cranieri@eastdundee.net (847) 426-2822. 
 

mailto:cranieri@eastdundee.net
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