
Planning and Zoning Commission Meeting 
Via Video Conference as authorized by Governor Pritzker's 
COVID-19 Disaster Declaration 

I. CAJLL TO ORDER: 

Village of West Dundee 
March 22, 2021, 7 :30 p.m. 

The Planning and Zoning Commission meeting was called to order at 7:34 p.m. by Chairman Bob Martin. 

Il. ROLL CALL: 

Present were Chairman Bob Martin, Commissioners John Seaton, Brian Slovacek, Rick Magsamen, Jim 
K.otleba and Jennifer Russell. Commissioner Cheryl Alopogianis arrived at 7:40 p.m. 

Also in attendance were Community Development Director Tim Scott, Village Planner Atrin Fard and 
Kevin Echevarria (Dream Kitchen). 

There were three persons in the audience. 

All attendance was via video conference. 

ID. PLEDGE OF ALLEGIANCE: 

Chairman Martin led those in attendance in the Pledge of Allegiance. 

IV. APPROVAL OF AGENDA: 

MOTION: Moved by Commissioner Russell and seconded by Commissioner Slovacek to approve the 
agenda as presented. Upon roll call, the motion was approved. 

AYES: 
NAYS: 

Commissioners Seaton, Slovacek, K.otleba, M!lgsamen, Russell and Chairman Mmtin 
None 

ABSENT: Commissioner Alopogianis 

V. APPROVAL OF MINUTES: 

MOTION: Moved by Commissioner K.otleba and seconded by Commissioner Magsamen to approve 
the minutes of February 22, 2021. Upon roll call, motio:11 was approved. 

AYES: 
NAYS: 

Commissioners Seaton, Slovacek, Kotleba, Magsamen, Russell, and Chairman Martin 
None 

ABSENT: Commissioner Alopogianis 

VI. QUESTIONS FROM THE AUDIENCE: There were none. 

VII. NEW BUSINESS: 

A Public Hearing - Consideration of Petition 21-03 - Consideration of Petition 21-03: 999 
West Main Street - A Special Use Permit for a Commissary/Commercial Kitchen for 
Dream Kitchen - West Dundee 

MOTION: Moved by Commissioner Seaton and seconded by Commissioner Kotleba to open the 
Public Hearing. Upon roll call, motion was approved. · 



AYES: 
NAYS: 
ABSENT: 

Commissioners Russell, Magsamen, Slovacek, Seaton, Kotleba and Chairman Martin 
None 
Commissioner Alopogianis 

The Public Hearing opened at 7:36 p.m. 

Village Clerk Traver swore in the petitioner Kevin Echevarria (Dream Kitchen). 

Community Development Director Scott said Mr. Echevarria, owner of Dream Kitchen West Dundee, is 
requesting a special use permit for a shared use kitchen in the north-central section of the Lifezone 3 60 
building at 999 West Main Street. 

Director Scott said Dream Kitchen's tenant space measures approximately 3,500 square feet and was built 
for the original owner-operator of Bricks Wood Fired Pizza in 2017. He said the applicant intends to 
internally expand this space eastward for Dream Kitchen-related operations and ultimately occupy a total 
of approximately 8,000 square feet. 

Mr. Echevarria explained what a shared kitchen is, likening it to a commissary kitchen with one central 
space run by an operator/landlord who rents to other business, e.g., caterers, local farmer's market 
purveyors, food trucks, wholesalers, etc. He said his facility will include the existing kitchen, dining area 
and bar and then a business management office and a commissmy/commercial kitchen with three 
kitchens, a baking station, cold storage, dry storage, and a demonstration kitchen . He said the proposed 
plan shows two front doors that provide access from the commissary/commercial ldtchen to the parking 
lot along the north side of the building. 

Mr. Echevarria said the kitchen is intended to operate 24 hours a day, seven days a week. He also 
explained the licensing procedure stating that the Kane County Department of Health requires individual 
licenses for food handlers. He further explained that the users have the ability to serve wholesale, which 
doesn't require a Kane County Health License, but does require a State of Illinois License and a Village 
of West Dundee license. 

Commissioners asked about code and fire compliance (it is up-to-date, however any additional expansion 
will need permits and inspections), lighting, moving of products in and out of the building ( common dock 
in the back), concerns about parking, traffic flow (plans are to dedicate parking in front of the building 
for Dream Kitchen), and responsibility for cleaning (all individual users are individually responsible for 
clean-up and must sanitize both before and after use with the operator providing products for cleaning). 
Mr. Echevarria added that he has his own janitorial crew who also does deep cleaning. 

In answer to questions from the commissioners regarding a potential build-out of his business, he said it 
would require a review of building plans, issuance of permits, inspections by West Dundee and the Kane 
County Health Department and would need attainment of local business registrations/licenses, food 
handling permit licenses, a liquor license, and sales and food and beverage tax reporting. 

Further discussion regarding parking of food trucks, with the applicant stating that the area would be on 
the west side of the building. Commissioners recommended that this designated area not exceed ten (10) 
trucks. 

:rvfr. Echevania gave the commissioners an extensive explanation of how a shared kitchen concept works 
including the four (4) tiers of his membership. He expects t.o have two (2) full service catering 
companies, fifteen (15) concessionmy companies and one (1) wholesaler. 

There was no public comment. 



MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Kotleba to close 
the Public Hearing. Upon roll call, the motion was approved. 

AYES: 

NAYS: 

Commissioners Magsamen, Slovacek, Kotleba, Russell, Seaton, Alopogianis and 
Chairman Martin 
None 

The Public Hearing closed at 8:24 p.m. 

MOTION: Moved by Commissioner Alopogianis and seconded by Commissioner Magsamen to 
recommend to the Village President and Board of Trustees Approval of a Special Use Permit for a 
Commissary/Commercial Kitchen for Dream Kitchen West Dundee located at 999 West Main Street, 
subject to the following conditions: 

1. Compliance with documents as submitted with the Planning and Zoning Application; 
2. Compliance with all other applicable Village and Kane County requirements, codes, and 

ordinances; and, 
3. Designated area for Food Truck Parking not to exceed ten (10) trucks. 

Upon roll call, motion was approved. 

AYES: Commissioners Slovacek, Kotleba, Magsamen, Seaton, Alopogianis, Russell and 
Chairman Martin 

NAYS: None 

VIll. OLD BUSINESS: 

A. Petition 20-07: Continued Review and Consideration of Business District Zoning 

MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to open 
the Public Hearing. Upon roll call, motion was approved. 

AYES: 

NAYS: 

Commissioners Alopogianis, Kotleba, Seaton, Slovacek, Russell, Magsamen and 
Chairman Martin 
None 

The Public Hearing opened at 8:39 p.m. 

Director Scott said that the objective of this potential text amendment is to remove or revise outdated 
business listings, add new business categories to reflect the modem economy and simplify and bring 
clarity to categories and their descriptions to assist users with interpretation. 

Discussion took place regarding the categories which require additional review. 

Adult Media Store was a simple change in terminology, using the word "media". 

Donation-based, used merchandise store discussion took place regarding whether to differentiate store 
size or maintain the required 750' separation between similar stores. It was decided to keep it as a special 
use and keep the distance the same. There was a brief discussion if and how sales tax would or should be 
collected. 

Under Automotive-related uses, discussion took place regarding separating sales from service, refining 
sales, a modern small footprint "Carvana" concept for the Mall and retaining B2 and B3 as special uses. 



Childcare institutions and facilities were discussed with a desire to see a differentiation between facilities 
and institutions. It was suggested that adult daycare be added and consideration be given to medical 
versus regular day care along with the business districts it would be permitted to operate in. Director 
Scott said the Commissioners could work to help refine this. 

Educational services including trade schools, dancing, and music and signing schools were discussed 
next. It was suggested that these services be permitted in Bl, B2, and B3. 

Indoor entertainment and recreation was discussed next along with compatibility with surroundings and 
elements of zoning districts and a suggestion was made to potentially bolster the definition, and if in the 
B 1 district, be a special use. 

Commissioner Russell left the meeting at 9:0lp.m. 

Under public utility and public services more modem language was added and a suggestion was made to 
consider an Institutional Buildings District in the future. 

Restaurant outdoor dining with liquor was discussed next with a majority of the Commissioners agreeing 
that it should be recommended to be a special use in all three districts. 

Discussion took place regarding restaurants with live music/entertainment including different forms of 
entertainment, what the term "entertainment" means, amplification, dance clubs, requiring a special use 
for B-2 and B-3, a discussion on the amended restaurant use matrix with a desire to look at the liquor 
license to see what the license allows, and to look closer at the downtown area to see what would be 
suitable. 

Under tattoo parlors, a change in the terminology from parlor to studio was recommended with a 
recommendation to keep it as a special use in B-3 and potentially consider it in B-1 and B-2. 

MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to close 
the Public Hearing. Upon roll call, motion was approved. 

AYES: 

NAYS: 
ABSENT: 

Commissioners Magsamen, Slovacek, Kotleba, Seaton, Alopogianis and Chailman 
Martin. 
None 
Commissioner Russell 

The Public Hearing closed at 10: 12 p.m. 

IX. ADJOURNMENT: 

MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Kotleba to adjourn 
the Planning and Zoning Commission meeting. Motion was approved by voice vote. 

The Planning & Zoning Commission adjourned at 10: 15 p.m. 

Respectfully submitted, 
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Barbara Traver 
Village Clerk 


