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Plan Commission Staff Report,
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BACKGROUND
The Petitioner, Michael Gasior, on behalf of the owner Zain Investments and the tenant Platinum
Auto Exchange requested a Special Use and Class I Site Plan approval for Outdoor Storage at
1431 Harmony Ct. to store vehicles for sale on the exterior of the property.
The requests before the Committee of the Whole are as follows:
1. Special Use in accordance with Section 11.02-3 & 14.11 of the Zoning Ordinance to
Permit Outdoor Storage.
2. Class I Site Plan Review in accordance with Section 14.13-2-a.
The Village Board in February 2020 approved a Zoning Certificate/ Business License for
Platinum Auto Exchange to use the subject property as a storage/warehouse for their existing
online car sales businesses. If the Village Board approves the Special Use and Class I Site Plan
request for Outdoor Storage, Platinum Auto Exchange is proposing to relocate their online car
sales business to the subject property.
PLAN COMMISSION RECCOMMENDATION
The Plan Commission conducted a Public Hearing on this matter on June 17, 2020. One public
comment was submitted by the Forest Preserve District of DuPage County, which owns adjacent
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property to the north of the subject property, and was read into the record by Village Staff. The
Forest Preserve District of DuPage County requested that if the owner/tenant is to repave the
parking lot that they do so without the use of coal tar sealants, which contains chemicals that are
harmful to the environment and wildlife.
Members of the Plan Commission stated that there is a concern regarding safety of the vehicles
from burglary or vandalism. The Petitioner stated they have installed brighter light bulbs and are
willing to assume the risk of storing vehicles outside.
Chairman Kischner asked Village Staff if the Police Department had reviewed the proposal.
Village Staff stated that it is not typical for the Police Department to review zoning requests and
as such did not review the proposal for outdoor storage. However, Village Staff did review the
proposed site plan to ensure that there is sufficient vehicular access around the site for
emergency vehicles.
The Plan Commission Reviewed the Required Findings of Facts and Recommended Unanimous
Approval (6-0) of the Special Use and Class I Site Plan Approval Requests, subject to the
following conditions as recommend by staff:
1. The project must comply with all Village Ordinances, Building Codes, Subdivision
Regulations, the DuPage County Stormwater Ordinance, and Standard Development
Specifications in place at the time of permit application.
2. Outdoor Storage shall be limited to areas identified on Exhibit B – Proposed Site Plan for
Platinum Auto Exchange, 1431 Harmony Ct.
3. Outdoor Storage shall be limited to vehicles for sale.
4. Storage of Inoperable Vehicles shall not be permitted outdoors.
5. Repairs or Maintenance of any Vehicle shall not be permitted outdoors.
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Zain Investments – Outdoor Storage Special Use
1431 Harmony Ct.
03-09-101-021

PROPOSAL: Michael Gasior, Petitioner, on behalf of the Owner, Zain Investments, are requesting
the following:
1. Special Use in accordance with Section 11.02-3 & 14.11 of the Zoning Ordinance to Permit
Outdoor Storage.
2. Class I Site Plan Review in accordance with Section 14.13-2-a
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BACKGROUND
Platinum Auto Exchange is an online car dealership business. The business currently operates out
of Mount Prospect, IL. Platinum Auto Exchange received their Zoning Certificate approval from
the Village Board to use the subject property as an indoor storage facility in February 2020.
Platinum Auto Exchange wishes to use the outdoor pavement area for storage of their vehicles
as well. Representatives from Platinum Auto Exchange have stated they would like to move the
business’s main operations to this location in Itasca.
PLANNING & ZONING ANALYSIS
The subject property is located on the cul-de-sac of Harmony Court, which is off Industrial Dr.
and is Zoned M, Limited Manufacturing District. The subject property is approximately 0.76 acres
or 37,800 square feet and is improved with an approximately 8,000 square feet two-story
warehouse building and surface parking lot. The building was constructed in 1981. The adjacent
properties are all Zoned M, Limited Manufacturing District.
The existing use of warehouse/storage facility and the proposed use of a car dealership are both
permitted by right in the M, Limiting Manufacturing, Zoning District [Sec. 11.03-1-x/-k], provided
that all storage occurs indoors.
Section 11.02-3 of the Zoning Ordinance states “All activities and operations, including material
and equipment storage, shall be within completely enclosed buildings. The outside storage of
materials and equipment may be allowed only by Special Use Permit obtained in accordance with
the provisions of Section 14.11 of the Itasca Zoning Ordinance.
There are several Zoning, Building, and Fire Code requirements and regulations that must be met
and maintained, such as drive aisle widths, fire safety apparatus access, and parking lot/storage
area setbacks. If the request for the Special Use is approved, Staff has provided a proposed Site
Plan as to where outdoor storage of vehicles shall be limited to in order to be compliant with all
the various code regulations, see Exhibit B.
Section 12.05-2-f states the following parking requirements for Motor Vehicle Sales businesses:
1. One (1) space per five hundred (500) square feet of enclosed sale/rental floor area; and,
2. One (1) space per thousand (1,000) square feet of gross open sales/rental display lot area,
and,
3. Two (2) spaces per service bay; and,
4. One (1) space for each employee.
Based on the parking requirements, a minimum of 13 parking stalls must be provided on-site,
including 1 accessible stall, for just the use of the building. Based on the proposed site plan, if the
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Special Use is approved an additional 3 parking spaces would need to be provided. The subject
property provides 20 parking stalls, including 1 accessible stall. The parking requirement
calculations are provided below:
Description
Enclosed Sale/Rental Floor
Area
Number of Employees
Outdoor Sale/Rental Floor
Area

Requirement

Quantity

Parking Spaces
Required

1 per 500 SF

5,476 SF

11

1 per
Employee
1 per 1,000
SF

2
Employees

2

2,625 SF

3

Total:

16

Section 14.13-2-a requires that a Class I Site Plan Review occur when considering any Special Use
Permit. Majority of the Standards for Review for the Class I Site Plan Review are not applicable
as there is no proposed improvements being made to the property nor the building. The two
applicable sections are related to Access & Circulation [Sec. 14.13-7-e] and Public Services &
Utilities [Sec. 14.13-7-f].
Though the subject property meets the minimum parking requirements, the size of the subject
property provides concerns regarding adequate access to the site by both customers and fire
safety apparatus. The subject property was designed with off-street parking for longer term
office/warehouse use and not a car dealership use where there is not only a higher turnover of
vehicles coming and going and competing with limited space due to vehicles being stored outside
if the Special Use is approved.
With the storage of vehicles indoors and outdoors and the need to move cars around throughout
the day, it may block access to the building or other areas of the property in case of an
emergency. The movement of vehicles may also cause a potential safety hazard for customers
on-site since there are is no dedicated walkways on the site and the area of vehicle storage and
customer/employee parking is all one in the same.
SUMMARY
The proposed use of a Motor Vehicle Sales business with accompanying outdoor storage at the
subject property raises concerns regarding safe and adequate off-street parking and circulation
and the potential for inadequate access by emergency vehicles to the site.
STANDARDS FOR CLASS I SITE PLAN REVIEW
Section 14.13-7 sets forth the following Standards for Class I Site Plan Review:
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In reviewing and evaluating Class I site plans, the Plan Commission, Village Board, and Zoning
Administrator shall consider those factors listed below which it determines to be applicable to a
given plan. These standards are guidelines to enable new development, redevelopment and
major alterations to further the Village’s long term goals. Variations from these standards may
be allowed by the Village Board.
a. The application shall comply with the provisions of this ordinance and other ordinances
of the Village and of any other applicable laws.
b. The plan shall be in a reasonable conformity with the Comprehensive Plan.
c. Site and Building Design: Adequate provision shall be made to ensure that the proposed
development shall be integrated with and enhance the character of the streetscape, the
surrounding context and the neighborhood in terms of scale, massing, site layout and site
and building design, including:
(1) Relationships of Buildings to Site:
(a) The site should be planned to achieve a desirable transition to the
street, with buildings and landscaping fronting on and reinforcing the
streetscape to the greatest extent practicable, and encouraging safe
pedestrian movement.
(b) Parking, loading, storage and service areas, utility structures and
machinery should not be visible from public ways and surrounding areas.
Shared parking lot access shall be promoted where practical. Substantial
and immediately effective perimeter screening and interior lot landscaping
should be provided to break up large expanses of asphalt with plant and
other landscape materials.
(c) Without restricting the permissible limits of the applicable zoning
district, the height, massing and scale of each building should be integrated
with its site, the existing terrain, surrounding landscape and existing (or
anticipated) adjoining buildings.
(2) Building Design:
(a) Proposed buildings and structures should be encouraged to generally
enhance or relate to the surrounding buildings and local context, or in any
case, not have an adverse impact on these. The scale, proportions,
massing, articulation and design features of structures should enhance the
continuity of the streetscape, emphasize the human scale and integrate
with the surrounding landscape.
(b) Entrances should be articulated. Long, uninterrupted wall or roof
planes should be avoided and signs, lighting, utilities and services should
be integrated with the building design.
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(c) Building materials should be of durable quality, suitable for the building
type and design and related to surrounding buildings and the local context.
(3) Signs: All signage shall be in strict accordance with the Village of Itasca
Municipal Code and shall conform with the following:
(a) Every sign should be designed as an integral architectural element of
the building and site to which it principally relates.
(b) The colors, material and illumination of every sign should be
compatible and harmonious with the building and site to which it
principally relates.
(c) Each sign should be compatible with signs on adjoining premises and
should not compete for attention.
(d) Signs and other site graphics should be minimized in size and number
to promote their effectiveness. Such signs and site graphics should be
integrated with architectural and landscape features.
(4) Lighting:
(a) Exterior lighting should be part of the architectural concept. Fixtures,
standards and exposed accessories should be integrated with the building
design.
(b) Adequate provision should be made to avoid glare of vehicular and
stationary lights that would affect the established character of the
neighborhood, and to the extent such lights will be visible across any
property line, the performance standards for illumination shall be met.
d. Open Space and Landscaping:
(1) Maximize retention of open space and preserve scenic views from publicly
accessible locations.
(2) Configure open space to be usable, functional and appropriate to the
development proposed. Address the functional aspects of landscaping such as
drainage control, erosion prevention, screening, provision of shade and reduction
of glare, energy conservation, windbreaks, as well as the enhancement of
architectural and site features.
(3) Minimize tree, vegetation and soil removal. Existing mature trees of five (5)
inches or more in diameter, measured on the trunk three (3) feet from grade and
shrubs shall be maintained to the greatest extent practicable; if evidence supports
removal of these, indicate the specific procedure, types and sizes for replacement.
(4) Landscape design should provide an aesthetically pleasing design, create a
logical transition to adjoining development, screen incompatible uses, screen
unsightly activities from public view and break up large expanses of asphalt with
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plant materials. Plant materials shall be selected so as to withstand Itasca’s
climatic conditions and the specific constraints imposed by adjacent functions.
e. Access and Circulation:
(1) Streets, sidewalks and bike paths should, insofar as reasonably practicable,
provide access and good traffic circulation to and from adjacent lands, existing
streets and sidewalks.
(2) Adequate access roads or entrance or exit drives should be provided and
should be designed and improved so as to prevent traffic hazards or problems, to
minimize traffic congestion in public streets and to encourage pedestrian access.
(3) Design should ensure that the vehicular circulation elements of the proposed
development will not create hazards to the safety of vehicular or pedestrian traffic
on and off the site, disjointed vehicular or pedestrian circulation paths on or off
the site, or undue interference and inconvenience to vehicular and pedestrian
travel.
(4) Any building or structure should be reasonably accessible to fire, police,
emergency and service vehicles. When deemed necessary for access, emergency
vehicle easements shall be provided. The access for fire, police and emergency
vehicles shall be unobstructed at all times.
f. Public Services and Utilities: Provision shall be made to ensure that development will
be served by essential public facilities and services such as highways, streets, parking
spaces, police and fire protection, schools, drainage, structures, refuse disposal, water,
sewer, and electricity. Impact on these services should be as minimal as practicable.
g. Environmental Considerations:
(1) Adequate provision should be made to minimize the impact on existing or
developing wetlands, steep slopes, flood plains and hilltops.
(2) The obstruction of natural watercourses shall be discouraged.
(3) The development should incorporate measures that are adequate to prevent
pollution of surface or groundwater, to minimize erosion and sedimentation, and
to prevent changes in groundwater levels, increased rates of runoff, and minimize
potential for flooding.
(4) Drainage should be designed so that groundwater recharge is maximized, and
at the project boundaries the rate of runoff shall not be increased.
(5) Adequate provision shall be made for the collection and disposition of all on
and off-site storm water and natural water, including but not limited to, on-site
drainage retention facilities.
(6) Adequate provision shall be made to control the slippage, shifting, erosion,
accretion and subsidence of soil, as well as the slipping and shifting of buildings
and structures.
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(7) Adequate provision shall be made to clean, control and otherwise alleviate
contamination or environmental hazards on land when the site is in an area found
by the Zoning Administrator to be contaminated by a toxic substance or otherwise
to contain environmental hazards which are detrimental to the public health,
safety and welfare.
h. Preservation: Adequate provision should be made to preserve unique architectural,
cultural, environmental and historical resources. Development designs and treatments
that respect such desirable resources on adjacent properties are also encouraged.
i. Downtown Design Guidelines: All developments located in the Traditional Downtown
area (B-4, B-5 and B-6 zoning districts) shall be compatible with the Downtown Design
Guidelines, as defined in Section 3.02 Definitions. Site plans should also be forwarded to
the Downtown Itasca Advisory Committee (DIAC) and the Historic Preservation
Commission for review and comment prior to Plan Commission recommendation.
STANDARDS OF APPROVAL FOR SPECIAL USE
Section 14.11-4 sets forth the following Standards of Approval:
No Special Use shall be granted by the President and Board of Trustees unless the Special Use:
a. is deemed necessary for the public convenience at the location;
b. is so designated, located and proposed to be operated such that the public health,
safety and welfare will be protected;
c. will not cause substantial injury to the value of other property in the neighborhood in
which it is located; and has been recommended by the Plan Commission and approved by
the President and the Board of Trustees, and conforms, except in the case of a planned
develop
REQUIRED FINDINGS OF FACT FOR SPECIAL USE
Section 14.11-7 requires the Plan Commission to consider the following Findings of Facts for
Special Uses.
The Plan Commission shall make written findings of fact and shall submit same together with its
recommendations to the Village Board within sixty (60) days following the date of concluding the
public hearing on each application, unless said application is withdrawn or tabled by the
petitioner.
a. The Plan Commission shall make findings based upon the evidence presented to it in
each specific case with respect to the following:
(1) the approval of such Special Use is in the public interest and is not solely for
the interest of the applicant; and
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(2) that the proposed use at that particular location requested is necessary or
desirable to provide a service or a facility which is in the interest of public
convenience and will contribute to the general welfare of the neighborhood or
community; and
(3) that such use will not under the circumstances of the particular case be
detrimental to the health, safety, morals or general welfare of person residing or
working in the vicinity or injurious to property values or improvements in the
vicinity.
(4) that the proposed use will comply with the regulations and conditions specified
in this Ordinance for such use, and with the stipulations and conditions made a
part of the authorization granted by the Village Board of Trustees.
The Petitioner has addressed these Standards and Findings of Fact as part of their Petition for
Special Use.
RECOMMENDATION CONDITIONS OF APPROVAL
Staff recommends the following conditions be placed upon any favorable recommendation by
the Plan Commission.
1. The project must comply with all Village Ordinances, Building Codes, Subdivision
Regulations, the DuPage County Stormwater Ordinance, and Standard Development
Specifications in place at the time of permit application.
2. Outdoor Storage shall be limited to areas identified on Exhibit B – Proposed Site Plan for
Platinum Auto Exchange, 1431 Harmony Ct.
3. Outdoor Storage shall be limited to vehicles for sale.
4. Storage of Inoperable Vehicles shall not be permitted outdoors.
5. Repairs or Maintenance of any Vehicle shall not be permitted outdoors.

DOCUMENTS ATTACHED
1. Exhibit A – Petition for Subdivision, dated January 9, 2018
2. Exhibit B – Plat of Survey, dated October 28, 2019
3. Exhibit C – Proposed Site Plan for Platinum Auto Exchange, 1431 Harmony Ct.,

Exhibit A
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Exhibit B
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Outdoor Storage Site Plan - 1431 Harmony Ct.
Outdoor Storage Area
Area 1: 2,000 SF
Area 2: 300 SF
Area 3: 325 SF
Total Area: 2,625 SF
Can Store Approximately
16-20 Passenger Vehicles

1

2

3

Exhibit C
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ORDINANCE NO. 1941-20
AN ORDINANCE APPROVING A SPECIAL USE FOR OUTDOOR STORAGE
AT 1431 HARMONY COURT (PLATINUM AUTO EXCHANGE)
WHEREAS, Michael Gasior on behalf of Zain Investments and Platinum Auto Exchange
(hereinafter referred to as “Petitioner”) has filed a Petition requesting (1) a Class I Site Plan and a
Special Use for the property at 1431 Harmony Court in the Village of Itasca (hereinafter “Subject
Property”) in the M, Limited Manufacturing District; and
WHEREAS, Petitioner proposed a Class I Site Plan, attached hereto as Exhibit A; and
WHEREAS, Petitioner submitted an application for Special Use pursuant to § 11.02(3) and
§ 14.11 of the Itasca Zoning Ordinance to permit outdoor storage, attached hereto as Exhibit B;
and
WHEREAS, a public hearing was held by the Itasca Plan Commission on June 17, 2020,
pursuant to public notice as required by law, with respect to Petitioner’s petition; and
WHEREAS, the Plan Commission made the following findings of facts with respect to the
Petitioner’s request for Special Use:
1. The approval of the special use is in the public interest and not solely for the interest of
the applicant;
2. The proposed use at the particular location requested is necessary or desirable to
provide a service or a facility which is in the interest of public convenience and will
contribute to the general welfare of the neighborhood or community;
3. Such use will not, under the circumstances of the particular case, be detrimental to the
health, safety, morals, or general welfare of persons residing or working in the vicinity
or injurious to property values or improvements in the vicinity;
4. The proposed use will comply with the regulations and conditions specified in the
Zoning Ordinance for such use, and with the stipulations and conditions made a part of
the authorization granted by the Village Board of Trustees; and
WHEREAS, the Plan Commission recommended to the Village Board of Trustees that the
Class I Site Plan and Special Use be approved subject to the following conditions:
1. The project must comply with all Village Ordinances, Building Codes, Subdivision
Regulations, the DuPage County Stormwater Ordinance, and Standard Development
Specifications in place at the time of permit application;
2. Outdoor Storage shall be limited to areas identified on Exhibit B – Proposed Site Plan
for Platinum Auto Exchange, 1431 Harmony Ct.;
3. Outdoor Storage shall be limited to vehicles for sale;
4. Storage of Inoperable Vehicles shall not be permitted outdoors;

5. Repairs or Maintenance of any Vehicle shall not be permitted outdoors;
NOW, THEREFORE, BE IT ORDAINED by the President and Board of Trustees of the
Village of Itasca, DuPage County, Illinois, as follows:
SECTION ONE: The corporate authorities accept the findings of fact and recommendation
of the Itasca Plan Commission that the Petitioner’s proposed Class I Site Plan, Exhibit A, be
approved and that the Petitioner’s petition for Special Use pursuant to § 11.02(3) and § 14.11 of
the Itasca Zoning Ordinance to permit outdoor storage on the Subject Property, Exhibit B, be
granted subject to the conditions listed above.
SECTION TWO: All other aspects of the Subject Property are to be in compliance with all
Village ordinances, including but not limited to the Itasca Zoning Ordinance, unless otherwise
modified by ordinance.
SECTION THREE: SEVERABILITY. The various provisions of this Ordinance are to be
considered as severable, and if any part or portion of this Ordinance shall be held invalid by any
Court of competent jurisdiction, such decision shall not affect the validity of the remaining
provisions of this Ordinance.
SECTION FOUR: REPEAL OF PRIOR ORDINANCES. All prior Ordinances and
Resolutions in conflict or inconsistent herewith are hereby expressly repealed only to the extent of
such conflict or inconsistency.
SECTION FIVE: EFFECTIVE DATE. This Ordinance shall be in full force and effect
from and after its passage, approval, and publication in pamphlet form as provided by law.
AYES:
NAYS:
ABSENT:
ABSTAIN:
APPROVED and ADOPTED by the Village President and Board of Trustees of the Village
of Itasca this 21st day of July, 2020.
APPROVED:
___________________________________
Village President Jeffery J. Pruyn

ATTEST:
___________________________________
Village Clerk Jody Conidi
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