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AGENDA 
 

PLANNING AND ZONING COMMISSION MEETING 
 

March 19, 2025 - 7:00 PM 
Village Hall - Board Room 

300 Plaza Circle, Mundelein, IL 60060 
  

I. CALL TO ORDER 

II. PLEDGE OF ALLEGIANCE 

III. ATTENDANCE 

IV. MINUTES APPROVAL 

 A. Approve the Planning and Zoning Commission Regular meeting minutes from March 5, 2025 

V. PUBLIC COMMENTARY 

VI. OLD BUSINESS 

 A. Flaherty & Collins Preliminary & Final Plat of Subdivision: 275-301 Plaza Cir; 331-339 Chicago 
Ave; 322-360 Chicago Ave 

 B. Belle Tire Plat of Consolidation: 2025 South Lake Street 

VII. NEW BUSINESS 

 A. PUBLIC HEARING – PZ2025-0011 – Setback Variance: 1017 Concord Circle 

 B. PUBLIC HEARING - PZC-01-2025 - 446 Morris Avenue 

VIII. QUESTIONS AND COMMENTS 

IX. ADJOURNMENT 
 

 
The Village of Mundelein, in compliance with the Americans with Disabilities Act, requests that persons 

with disabilities who require certain accommodations to allow them to observe and/or participate in 
this meeting, or who have questions about the accessibility of the meeting or facilities, to contact the 
ADA Coordinator at 847-949-3200 to allow the Village to arrange accommodations for those persons. 
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Planning and Zoning Commission Meeting 
Minutes 

March 5, 2025 

  

 CALL TO ORDER  
 The Regular Meeting of the Planning and Zoning Commission of the Village of 

Mundelein was held on March 5, 2025 at 300 Plaza Circle, Mundelein. Commission 
Chairman T. Roswick called the meeting to order at 7:00 PM. 

  

 PLEDGE OF ALLEGIANCE  
 Chairman T. Roswick led the Pledge of Allegiance. 
  

 ATTENDANCE  
 Chair Roswick took the roll call. It indicated as follows:   

 
Board Attendance 
PRESENT: K. Anderson, J. Holden, S. Petti, T. Roswick, S. Schneckloth, K. Teehan 
ABSENT: K. Garesche 
 
Village Attendance 
PRESENT: Isabel Guadarrama, Senior Planner; and Colleen Malec, Senior Planner 

  

 MINUTES APPROVAL  
  
  

 Approve the Planning and Zoning Commission Regular meeting minutes from 
February 19, 2025  

 Commission Chairman T. Roswick asked if all commissioners had a chance to review the 
prior meeting minutes. There were no requested changes.  
 
J. Holden moved, seconded by S. Petti a Motion to Approve the Planning and Zoning 
Commission Regular Meeting minutes from February 19, 2025. 
 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
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 PUBLIC COMMENTARY  
 Chairman T. Roswick opened the floor to public commentary.  

 
There were no members of the public with general commentary and staff had not 
received any general public commentary prior to the meeting.  
 
Chairman T. Roswick closed the floor to public commentary. 

  

 OLD BUSINESS  
  
  

 Continuation from February 19, 2025 of PUBLIC HEARING - PZC-22-2024 - 28884 and 
28936 N IL Route 83 - Baseball and Pickleball Facility  

  
  

 Staff Presentation    
 I. Guadarrama gave the attached PowerPoint presentation with a brief overview and 

history of the case. The applicant is requesting annexation into the Village of Mundelein 
to construct a new indoor baseball and pickleball facility. The applicant is requesting 
approval of a plat of subdivision, a map amendment, and two variations.  

  

 Petitioner Presentation   
 The petitioner was sworn in. The petitioner addressed the commission and described 

changes since the last meeting. 
  

 Public Commentary  
 Chairman T. Roswick opened the floor to public commentary.  

 
There were no members of the public with general commentary and staff had not 
received any general public commentary prior to the meeting.  
 
Chairman T. Roswick closed the floor to public commentary. 

  

 Request to approve/deny the Plat of Subdivision for the properties located at 28884 
and 28936 N. IL Route 83.  

 The commission discussed the plat of subdivision, map amendment, and all variation 
requests. The commission noted that if a fence were installed along the whole length of 
the property line, including the front yard, it would require a variation because fences 
are limited in height and style in the front yard. They indicated support for a fence 
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variation, but the Petitioner would need to return with a new petition. There was some 
discussion about the addition of the dormers. The commission discussed that they were 
all in support of the requested items.  
 
S. Schneckloth moved, seconded by S. Petti a Motion to recommend approval of the 
Plat of Subdivision for the properties located at 28884 and 28936 N. IL Route 83. 
 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Sophia Schneckloth 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 Request to recommend approval/denial of a map amendment to rezone the 
properties located at 28884 and 28936 N. IL Route 83 from R1, Single Family 
Residential, to C-4, Shopping Center zoning district.  

 S. Schneckloth moved, seconded by J. Holden a Motion to recommend approval of a 
map amendment to rezone the properties located at 28884 and 28936 N. IL Route 83 
from R1, Single Family Residential, to C-4, Shopping Center zoning district, and 
accepted the Findings of Fact as written. 
 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Sophia Schneckloth 
SECONDER: Commissioner Jennifer Holden 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 Request to recommend approval/denial of a variation to Section 20.32.040 of the 
Zoning Ordinance requesting a waiver to allow the use of metal wall panels, a single 
roofline, and a reduction in facade design elements for the proposed C-4 Shopping 
Center zoning district at 28884 and 28936 N. IL Route 83.   

 S. Schneckloth moved, seconded by S. Petti a Motion to recommend approval of a 
variation to Section 20.32.040 of the Zoning Ordinance requesting a waiver to allow the 
use of metal wall panels, a single roofline, and a reduction in facade design elements 
for the proposed C-4 Shopping Center zoning district at 28884 and 28936 N. IL Route 
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83, and approved the Findings of Fact as written.  
 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Sophia Schneckloth 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 Request to recommend approval/denial of a variation to Table 20.56-1 of Section 
20.56.130 of the Zoning Ordinance, allowing a reduction in the required number of 
parking spaces for an indoor amusement facility at 18884 and 28936 N. IL Route 83.   

 S. Schneckloth moved, seconded by S. Petti a Motion to recommend approval of a 
variation to Table 20.56-1 of Section 20.56.130 of the Zoning Ordinance, allowing a 
reduction in the required number of parking spaces for an indoor amusement facility at 
18884 and 28936 N. IL Route 83, and approval of the Findings of Fact as written.  
 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Sophia Schneckloth 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 Close Public Hearing   
 The Planning and Zoning Commission closed the public hearing.  

 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Kevin Anderson 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
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 NEW BUSINESS  
  
  

 PUBLIC HEARING - PZC-21-2024 - 540 N Seymour Avenue - Townhomes  
  
  

 Open Public Hearing   
 The commission opened the public hearing.  

 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Steven Petti 
SECONDER: Commissioner Kevin Anderson 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 Staff Presentation    
 I. Guadarrama gave the attached PowerPoint presentation with a brief overview and 

history of the case. The applicant is requesting the approval of a variation for a 
townhouse building to be oriented in a direction other than the primary public street in 
the C-5-C Downtown Corridor zoning district.  

  

 Petitioner Presentation   
 The Petitioner was sworn in. They spoke to the orientation and shape of the site, and 

discussed the challenge in orienting the building towards the public right of way. 
  

 Public Commentary  
 Chairman T. Roswick opened the floor to public commentary.  

 
In advance of the meeting, staff received one email containing public commentary, 
which is attached. Public commentary at the meeting was as follows: 
 
Kevin and Janine Walsh own a building to the west of this project. They spoke for Mike 
Majestic as well, who submitted written commentary. They are both concerned about 
residents cutting through their properties to get to Route 45. They also asked about 
trash location and servicing (cans inside garages). 
 
Chairman T. Roswick closed the floor to public commentary.  
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 Request to recommend approval/denial of a variation to Section 20.36.050(E)(1)(a) of 
the Zoning Ordinance requesting a waiver from the building orientation requirement 
to permit the primary facade of the building to be oriented in a direction other than 
the primary public street within the C-5-C Downtown Corridor zoning district for the 
property located at 540 N. Seymour Avenue.   

 Commissioners briefly discussed the project and the variation request. The 
commissioners agreed that the shape of the lot presented a unique hardship, and that 
it would be impossible to face the building towards the public right-of-way due to its 
linear shape. There was discussion on whether it was feasible to turn only the last unit 
to face the roadway, but K. Anderson commented that it would require significant 
changes to the floor plan. The commission discussed wanting a condition to enhance 
the windows facing Seymour Avenue on the lower level, ideally by adding a second 
window panel to match the windows on the upper stories. No comments were received 
from Morris Station across the street. It was noted that the fence would need to be 
setback 5' from the street.  
 
J. Holden moved, seconded by K. Anderson a Motion to recommend approval of a 
variation to Section 20.36.050(E)(1)(a) of the Zoning Ordinance requesting a waiver 
from the building orientation requirement to permit the primary facade of the building 
to be oriented in a direction other than the primary public street within the C-5-C 
Downtown Corridor zoning district for the property located at 540 N. Seymour Avenue, 
and approval of the Findings of Fact as written, with the following condition: 
 

1. The windows on the lower level, facing Seymour Avenue, must be enhanced.   
 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Kevin Anderson 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 Close Public Hearing   
 S. Petti moved, seconded by K. Anderson a Motion to close the public hearing. 

  
RESULT:  [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Steven Petti 
SECONDER: Commissioner Kevin Anderson 
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AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 
Schneckloth, Kevin Teehan 

NAYS: None 
ABSTAIN: None 
  

  

 QUESTIONS AND COMMENTS  
 There were no questions or comments.  
  

 ADJOURNMENT  
 S. Schneckloth moved, seconded by S. Petti a Motion to adjourn the meeting at 8:32 

PM.  
 
RESULT: Passed [Yes 6, No 0, Abstained 0] 
MOVER: Commissioner Sophia Schneckloth 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Jennifer Holden, Steven Petti, Sophia 

Schneckloth, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
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Village Staff Overview: Continuation of
28884 & 28936 N. IL Route 83
Baseball and Pickleball Facility
MARCH 5, 2025
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28884 & 28936 
N. IL Route 83
Petitioner: Jerrold Fox - JFox Enterprises, LLC
Property Owner: Mark Muno - Fran 61, LLC

Current Zoning: Agriculture - Unincorporated 
Lake County
Current Use: Vacant

Applications: Annexation, Map Amendment, (2) 
Variance, and Plat of Subdivision
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Location Map
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Variance Request - Design
Section 20.32.040 outlines design standards for the C-4 Shopping Center District:
◦ Prohibits metal wall and roof panels

◦ Requires rooflines to be articulated with breaks in the façade. Structures must not run in a continuous 
plane for more than 100 feet without offset of the roof plane.

◦ Façade visible from the public rights-of-way must incorporate design elements to reduce the perceived 
scale of the building

◦ Blank walls are only permissible on the rear and side elevations

◦ Predominant façade colors must be subtle, neutral, or earth-tone colors. 

◦ Structural bays must be 20 feet wide and articulated by columns or pilasters projecting at least 3 inches 
from the wall face
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Original Request:  
Exterior Building

Two different-colored metal insulated wall panels

Metal insulated roof panels

Two main entrances

Clearstory windows
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Original Variance 
Request

Requesting to build:
◦ A building with metal wall panels

◦ A building with metal insulated roof panels

◦ A building with a single roofline

◦ A building with minimal design elements on façade visible from the right-of-way. 
Design elements do not reduce the perceived scale of the building from the public 
right-of-way.
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Revised Request: 
Exterior Building

Stucco panels, textured CMU block, and simulated wood panels

Metal insulated roof panels with roof vent gables

Two main entrances

Clearstory windows, and spandrel glass panels
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Original Variance 
Request

Requesting to build:
◦ A building with metal wall panels (sides and rear)

◦ A building with metal insulated roof panels

◦ A building with a single roofline

◦ A building with minimal design elements on façade visible from the right-of-way. Design 
elements do not reduce the perceived scale of the building from the public right-of-way.
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Original Variance 
Request - Parking
Table 20.56-1 of Section 20.56.130 
requires indoor amusement 
facilities to provide 3 spaces per 
1,000 sq.ft. of public use area

Required 127 parking spaces

Proposed 53 parking spaces

Future additional 23 parking spaces

Total parking = 76
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Revised Variance 
Request - Parking
Table 20.56-1 of Section 20.56.130 
requires indoor amusement 
facilities to provide 3 spaces per 
1,000 sq.ft. of public use area

Required 127 parking spaces

Proposed 78 parking spaces

Future additional 49 parking spaces

Total parking = 127
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Fence
If a 6-foot fence is installed, it 
must meet the setback 
requirements. 

The required front yard (first 25 
feet) only allows for a 3-foot-tall 
open fence. 
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Recommendations
Motion to recommend approval/denial of the preliminary and final plat of subdivision for the properties located at 28884 and 28936 N. 
IL Route 83.

Motion to recommend approval/denial of a map amendment to rezone the properties located at 28884 and 28936 N. IL Route 83 from 
R1, Single Family Residential, to C-4, Shopping Center zoning district.  It is recommended that the following condition is considered: that a 
6-foot or 8-foot fence be installed along the property line shared by Fremont Township.

Motion to recommend approval/denial of a variation to Section 20.32.040 of the Zoning Ordinance, requesting a waiver to allow the use 
of metal wall panels, a single roofline, and a reduction in façade design elements for the proposed C-4 Shopping Center zoning district at 
28884 and 28936 N. IL Route 83.  

Motion to recommend approval/denial of a variation to Table 20.56-1 of Section 20.56.130 of the Zoning Ordinance, allowing a reduction 
in the required number of parking spaces for an indoor amusement facility at 28884 and 28936 N. IL Route 83.

It should also be noted that these requests are part of an annexation and annexation agreement requests to be considered by the Village 
Board.  If there are additional concerns relevant to future uses or restrictions, those may be incorporated into the annexation agreement. 
It would be appropriate for the PZC to pass on any of those recommendations.
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Appendix
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FINDINGS OF FACT – VARIATION 

CASE NUMBER PZC-22-2024 
PUBLIC HEARING DATE February 19, 2025 
VARIATION Waiver to allow the use of metal wall panels, and a single roofline 
DRAFT MOTION Motion to recommend approval or denial of a variation to Section 20.32.040 of the Zoning 

Ordinance, requesting a waiver to allow the use of metal wall panels, a single roofline, and a 
reduction in façade design elements for the proposed C-4 Shopping Center zoning district at 28884 
and 28936 N. IL Route 83.   

On February 19, 2025, the Planning and Zoning Commission voted __-__ for approval or denial of a variation Section 20.32.040 
of the Zoning Ordinance, requesting a waiver to allow the use of metal wall panels, a single roofline, and a reduction in façade 
design elements for the proposed C-4 Shopping Center zoning district at 28884 and 28936 N. IL Route 83. 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The strict application of the terms of this Ordinance will result in undue hardship; 
DRAFT APPROVAL The strict enforcement of this Ordinance would impose undue hardship on the Petitioner, as the 

proposed zoning (C-4 Shopping Center) is designed for large strip malls, not for specialized uses such 
as baseball and pickleball facilities. 

DRAFT DENIAL The Commission determined that the strict application of the terms of this Ordinance would not 
result in undue hardship for the Petitioner. The Petitioner did not sufficiently demonstrate any 
hardship or unique circumstances specific to the Subject Property. The project involves new 
construction, and there are ample opportunities to comply with the code as written. 

2. The plight of the owner is due to unique circumstances; 
DRAFT APPROVAL The property is subject to unique circumstances, as the Zoning Ordinance does not account for all 

potential uses, particularly those arising from factors beyond the control of the Petitioner and 
Property Owner.  

DRAFT DENIAL The plight of the owner is not due to unique circumstances since the Zoning Ordinance intentionally 
requires design guidelines for all districts. 

3. The variation, if granted, will not alter the essential character of the locality; 
DRAFT APPROVAL The requested variation will not alter the essential character of the locality, as the proposed use 

aligns with the recreational activities already present adjacent to the Subject Property. Additionally, 
to better integrate the development with its surroundings, the Petitioner has replaced the metal 
material on the front façade with more aesthetically pleasing alternatives, reducing the visual impact 
of the large building and metal panels. 

DRAFT DENIAL If the variation is granted, it would alter the essential character of the locality by increasing traffic in 
the area and introducing a large pole barn to a historically residential neighborhood. 

The Zoning Administrator, Planning & Zoning Commission, and Village Board, in making its findings, may inquire into the 
following evidentiary issues, as well as any others deemed appropriate. 
1. Because of the particular physical surroundings, shape or topographical conditions of the specific property involved, a 

particular hardship or difficulty to the owner would result, as distinguished from a mere inconvenience, if the strict letter 
of the regulations were to be carried out. 

DRAFT APPROVAL The shape and size of the Subject Property, along with the characteristics of the surrounding area, 
create a hardship for the property owner, distinguishing it from a mere inconvenience, if the strict 
application of the regulations is enforced. Adhering strictly to the Zoning Ordinance would result in 
a structure more akin to a multi-unit shopping center than a sports facility. To address this, the 
Petitioner has replaced the metal material on the front façade with more aesthetically pleasing 
alternatives, aligning with the requirements of the proposed district. Additionally, a single roofline 
is essential for achieving the necessary high ceilings for a baseball and pickleball facility. 

DRAFT DENIAL The Commission finds that the shape, surroundings, and topographical conditions of the property 
do not create a hardship. The Petitioner failed to demonstrate any unique circumstances or 
hardships specific to the Subject Property. As the proposed project involves new construction, there 
are ample opportunities to comply with the code. 
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2. The alleged difficulty or hardship has not been created by any person presently having a proprietary interest in the property 
in question. 

DRAFT APPROVAL The Commission finds that the Petitioner has successfully demonstrated that the requested variation 
was not caused by any person currently holding a proprietary interest in the Subject Property.  

DRAFT DENIAL The Commission finds that the Petitioner has created this hardship and could design a more 
aesthetically pleasing sports facility, similar to those developed by other companies across the 
country. 

3. The granting of the variation will not be detrimental to the public welfare in the neighborhood in which the property is 
located. 

DRAFT APPROVAL The Commission finds that the granting of the requested variation will not be detrimental to the 
public welfare in which the property is located. 

DRAFT DENIAL The granting of the requested variation will be detrimental to the public welfare in which the 
property is located. 

4. The proposed variation will not impair an adequate supply of light and air to adjacent property, substantially increase 
congestion in the public streets, increase the danger of fire, endanger the public safety, or impair property values within 
the neighborhood. 

DRAFT APPROVAL The proposed variation will not impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the public streets, increase the danger of fire, endanger the 
public safety, or impair property values within the neighborhood. 

DRAFT DENIAL The proposed variation will impair the adequate supply of light and air to adjacent properties, 
significantly increase congestion on public streets, and negatively impact property values within the 
neighborhood. The construction of a large facility that does not adhere to the required design 
guidelines will make it stand out from its surroundings. 

5. The proposed variation is consistent with the spirit and intent of this Ordinance and Village land use policies. 
DRAFT APPROVAL The Commission finds that the proposed variation is consistent with the spirit and intent of this 

Ordinance and Village land use policies. 
DRAFT DENIAL The Commission finds that the proposed variation is inconsistent with the Zoning Ordinance, which 

outlines specific regulations for design requirements on commercial properties. The Petitioner did 
not adequately demonstrate any hardship or unique circumstances specific to the Subject Property. 

6. The value of the property in question will be substantially reduced if permitted to be used only under the conditions 
allowed by the regulations governing the district in which it is located. 

DRAFT APPROVAL The value of the property in question will be substantially reduced if permitted to be used only under 
the conditions allowed by the regulations governing the district in which it is located. 

DRAFT DENIAL The value of the property in question will not be substantially reduced if permitted to be used only 
under the conditions allowed by the regulations governing the district in which it is located. 
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FINDINGS OF FACT – MAP AMENDMENT 

CASE NUMBER PZC-22-2024 
PUBLIC HEARING DATE February 19, 2025 
Map Amendment Rezone from R-1 Single Family Residential to C-4 Shopping Center 
DRAFT MOTION Motion to recommend approval or denial of a Map Amendment to rezone 28884 and 28936 N. IL 

Route 83 from R-1 Single Family Residential Zoning District to C-4 Shopping Center. 
On February 19, 2025, the Planning and Zoning Commission voted __-__ for approval or denial of a Map Amendment to rezone 
28884 and 28936 N. IL Route 83 from R-1 Single Family Residential Zoning District to C-4 Shopping Center. 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The existing use and zoning of nearby property; 
DRAFT APPROVAL The Commission finds the surrounding properties within the Village of Mundelein to be zoned C-4 

Shopping Center.  
DRAFT DENIAL The Commission determined that, although the adjacent property in the Village of Mundelein is 

zoned C-4 Shopping Center, the majority of the land to the north and south lies within 
Unincorporated Lake County, where it is zoned for Agriculture and Residential use.  

2. The extent to which property values of the subject property are diminished by the existing zoning; 
DRAFT APPROVAL The Commission finds that the current zoning extremely limits the permitted uses on the property 

and significantly decreases the value of the property.   
DRAFT DENIAL The Commission finds that the current zoning does not limit the permitted uses on the property and 

does not decrease the value of the property.  
3. The extent to which the proposed amendment promotes the public health, safety, and welfare of the Village; 
DRAFT APPROVAL The Commission finds the proposed map amendment promotes the public health, safety, and 

welfare of the Village as it will enable the future construction of a commercial facility to match the 
adjacent properties within the Village of Mundelein. Construction of a commercial facility at the 
property will increase the Village’s tax base without placing additional strain on Village infrastructure 
and may positively impact the assessed values of the surrounding properties. 

DRAFT DENIAL The Commission finds the proposed map amendment does not promote the public health, safety, 
and welfare of the Village as it is in the middle of an agricultural zoning area in Unincorporated Lake 
County. 

4. The relative gain to the public, as compared to the hardship imposed upon the applicant; 
DRAFT APPROVAL The Commission finds that finds that the public gains a more off a zoned commercial piece than 

residential, which may lead to an earlier development and increased commercial tax base. If the 
rezoning were not approved, the property may continue to sit vacant. 

DRAFT DENIAL The Commission finds that there is no public gain, as compared to the hardship imposed upon the 
applicant.  

5. The suitability of the property for the purposes for which it is presently zoned, i.e. the feasibility of developing the property 
in question for 1 or more uses permitted under the existing zoning classification; 

DRAFT APPROVAL The Commission finds that the topography of the site, the proximity to residential properties, the 
close proximity to an existing baseball field, and proximity to a shopping center, this site is well suited 
for commercial development.  

DRAFT DENIAL The Commission finds that given the topography of the site, the proximity to residential properties, 
the mature trees located on the land, and the vicinity to an existing large shopping center, this site 
is not well suited for commercial development.  

6. The length of time that a property in question has been vacant, as presently zoned, considered in the context of 
development in the area where the property is located; 

DRAFT APPROVAL The Commission finds that the Subject Property has remained vacant since the early 2000s. It is 
zoned as Agriculture in Unincorporated Lake County. Despite its potential for both residential and 
agricultural use, development has not progressed due to various challenges associated with the site. 
These challenges have deterred potential developers from pursuing projects on the property. 
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DRAFT DENIAL The Commission finds that the Subject Properties have been vacant and zoned for Agriculture since 
the early 2000s, following the prior presence of a residential dwelling on the site. 

7. The evidence, or lack of evidence, of community need for the use proposed by the applicant; 
DRAFT APPROVAL The Commission finds that there is ample evidence to support the community's need for the 

proposed use by the Petitioner. 
DRAFT DENIAL The Commission finds that there is insufficient evidence to demonstrate a current need for the 

proposed use by the Petitioner. Furthermore, the Village’s Comprehensive Plan designates this area 
as Multi-Family Residential. 

8. The consistency of the proposed amendment with the Comprehensive Plan; 
DRAFT APPROVAL The Commission recognizes that the land use designations in the Comprehensive Plan are flexible 

enough to accommodate unforeseen developments as long as they support the community’s broader 
goals.  

DRAFT DENIAL The Village's Comprehensive Plan designates the Subject Properties for future development as a 
multi-family residential district. Therefore, the properties should continue to follow the residential 
use designation, as reflected in the plan. 

9. That the proposed amendment will benefit the residents of the Village as a whole, and not just the applicant, property 
owner(s), neighbors of any property under consideration, or other special interest groups, and the extent to which the 
proposed use would be in the public interest and would not serve solely on the interest of the applicant; 

DRAFT APPROVAL The Commission finds that the proposed amendment will benefit both the surrounding neighborhoods 
and the broader community by providing additional indoor athletic facilities to meet a high demand. 

DRAFT DENIAL The Commission finds that the proposed amendment will not benefit the surrounding neighborhoods 
or the broader community, as it is expected to increase traffic congestion and add facilities to a use 
that does not currently have high demand. Furthermore, there is a greater demand for residential 
dwellings in the area. 

10. The extent to which the proposed amendment creates nonconformities; 
DRAFT APPROVAL The Commission finds the proposed amendment will not create new nonconformities.  
DRAFT DENIAL The Commission finds that the proposed amendment will create new nonconformities.  
11. The trend of development, if any, in the general area of the property in question; and 
DRAFT APPROVAL The Commission finds the proposed amendment is in line with the overall trend of commercial 

development in the surrounding area.  
DRAFT DENIAL The Commission finds the proposed amendment not to be in line with the overall trend in the 

surrounding area. This area is more residential than commercial.  
12. Whether adequate public facilities are available including, but not limited to, schools, parks, police and fire protection, 

roads, sanitary sewers, storm sewers, and water lines, or are reasonably capable of being provided prior to the 
development of the uses, which would be permitted on the subject property if the amendment were adopted. 

DRAFT APPROVAL The Commission finds that adequate public facilities, including water and sewer lines, police and fire 
protection, and roads are all available to the Subject Property. Any new on-site facilities necessary will 
be provided as part of the future development of the subject property.  

DRAFT DENIAL The Commission finds that there are no adequate public facilities, including water and sewer lines, 
police and fire protection, and roads available to the Subject Property.  
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FINDINGS OF FACT – VARIATION 

CASE NUMBER PZC-22-2024 
PUBLIC HEARING DATE February 19, 2025 
VARIATION Reduction in the required number of parking spaces 
DRAFT MOTION Motion to recommend approval or denial of a variation to Table 20.56-1 of Section 20.56.130 of 

the Zoning Ordinance, allowing a reduction in the required number of parking spaces for an indoor 
amusement facility at 28884 and 28936 N. IL Route 83. 

On February 19, 2025, the Planning and Zoning Commission voted __-__ for approval or denial of a variation to Table 20.56-1 
of Section 20.56.130 of the Zoning Ordinance, allowing a reduction in the required number of parking spaces for an indoor 
amusement facility at 28884 and 28936 N. IL Route 83. 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The strict application of the terms of this Ordinance will result in undue hardship; 
DRAFT APPROVAL The strict enforcement of this Ordinance would impose undue hardship on the Petitioner, as the 

proposed use is of a low intensity, with the facility not operating at full capacity on a consistent basis. 
This is due to the limitations placed on the capacity of both the courts and the batting cages. 
Additionally, the majority of the facility's users are minors who do not drive, significantly reducing 
the need for parking spaces. As such, the application of these parking requirements is 
disproportionate to the actual demand. 

DRAFT DENIAL The Commission determined that the strict application of the terms of this Ordinance would not 
cause undue hardship for the Petitioner. The Petitioner failed to adequately demonstrate any 
hardship or unique circumstances specific to the Subject Property. The project involves new 
construction, and there is sufficient space available to accommodate all required parking spaces. 

2. The plight of the owner is due to unique circumstances; 
DRAFT APPROVAL The property is subject to unique circumstances, as the Zoning Ordinance does not account for all 

potential uses, particularly those arising from factors beyond the control of the Petitioner and 
Property Owner. The Petitioner has successfully operated their business at a different location with 
fewer parking spaces, without encountering significant parking issues, further demonstrating that 
the demand for parking may be less than the Ordinance anticipates. Furthermore, the Petitioner has 
designated an area for potential future parking expansion, ensuring that the minimum parking 
requirements are met. 

DRAFT DENIAL The plight of the owner is not due to unique circumstances since the Zoning Ordinance intentionally 
requires minimum parking requirements for all uses. 

3. The variation, if granted, will not alter the essential character of the locality; 
DRAFT APPROVAL The requested variation will not alter the essential character of the locality, as the proposed use 

aligns with the recreational activities already present adjacent to the Subject Property. Additionally, 
the proposed use will not result in an increase in traffic. To further integrate the development with 
its surroundings, the Petitioner plans to install landscaping throughout the property, which will help 
mitigate the visual impact of the asphalt. 

DRAFT DENIAL If the variation is granted, it will alter the essential character of the locality by increasing traffic in 
the area, needing sufficient parking spaces on the property.  

The Zoning Administrator, Planning & Zoning Commission, and Village Board, in making its findings, may inquire into the 
following evidentiary issues, as well as any others deemed appropriate. 
1. Because of the particular physical surroundings, shape or topographical conditions of the specific property involved, a 

particular hardship or difficulty to the owner would result, as distinguished from a mere inconvenience, if the strict letter 
of the regulations were to be carried out. 

DRAFT APPROVAL The shape and size of the Subject Property, as well as the characteristics of the surrounding area, 
impose a hardship on the property owner, distinguishing it from a mere inconvenience, if the strict 
application of the regulations is enforced. Adhering to the letter of the Zoning Ordinance would 
require the removal of more greenery to accommodate additional parking, which would negatively 
impact the property's environmental and aesthetic quality. 
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DRAFT DENIAL The Commission finds that the shape, surroundings, and topographical conditions of the property 
do not create a hardship. The Petitioner did not sufficiently demonstrate any unique circumstances 
or hardships specific to the Subject Property. The proposed project is new construction and offers 
ample space to accommodate the required parking. 

2. The alleged difficulty or hardship has not been created by any person presently having a proprietary interest in the property 
in question. 

DRAFT APPROVAL The Commission finds that the Petitioner has successfully demonstrated that the requested variation 
was not caused by any person currently holding a proprietary interest in the Subject Property. The 
proposed use requires fewer parking spaces than those mandated by the Zoning Ordinance, which 
bases parking requirements on the total square footage of the building accessible to the public. 

DRAFT DENIAL The Commission finds that the petitioner has created this hardship, and the petitioner could build 
more parking spaces followed the requirements in the Zoning Ordinance.  

3. The granting of the variation will not be detrimental to the public welfare in the neighborhood in which the property is 
located. 

DRAFT APPROVAL The Commission finds that the granting of the requested variation will not be detrimental to the 
public welfare in which the property is located. 

DRAFT DENIAL The granting of the requested variation will be detrimental to the public welfare in which the 
property is located as it will increase occupancy and foot traffic to an existing residential and 
agricultural area. 

4. The proposed variation will not impair an adequate supply of light and air to adjacent property, substantially increase 
congestion in the public streets, increase the danger of fire, endanger the public safety, or impair property values within 
the neighborhood. 

DRAFT APPROVAL The proposed variation will not impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the public streets, increase the danger of fire, endanger the 
public safety, or impair property values within the neighborhood. 

DRAFT DENIAL The proposed variation will impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the public streets, and impair property values within the 
neighborhood by building a new facility with minimal parking spaces. 

5. The proposed variation is consistent with the spirit and intent of this Ordinance and Village land use policies. 
DRAFT APPROVAL The Commission finds that the proposed variation is consistent with the spirit and intent of this 

Ordinance and Village land use policies. 
DRAFT DENIAL The Commission finds that the proposed variation is inconsistent with the Zoning Ordinance, which 

outlines specific regulations for minimum parking requirements on commercial properties. The 
Petitioner did not adequately demonstrate any hardship or unique circumstances specific to the 
Subject Property. 

6. The value of the property in question will be substantially reduced if permitted to be used only under the conditions 
allowed by the regulations governing the district in which it is located. 

DRAFT APPROVAL The value of the property in question will be substantially reduced if permitted to be used only under 
the conditions allowed by the regulations governing the district in which it is located. 

DRAFT DENIAL The value of the property in question will not be substantially reduced if permitted to be used only 
under the conditions allowed by the regulations governing the district in which it is located. 
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Village Staff Overview:
540 N. Seymour Avenue

M A R C H  5 ,  2 0 2 5
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540 N. Seymour Avenue

Property Owner: Willard Strom

Current Zoning: C-5 Downtown Zoning District

Current Use: Vacant

Application: Variance to Section 20.36.050 (E)(1)(a)
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Background

Vacant Lot

Project in motion for a few years

Village property (parking lot) to the north

The area in red is part of a land 
acquisition request to the Village Board. 

5 4 0  N  S E Y M O U R  A V E N U E 3
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Exterior Building

4
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Variance Request

Section 20.36.050(E)(1)(a) of the Zoning 
Ordinance requires all buildings to be 
oriented with its primary façade towards 
the primary public street on which it 
fronts. 
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Analysis

• Building adheres to the zoning ordinance’s aesthetic requirements

• Entrance to property from the alley aligns with Mundelein’s Residential Design Guidelines – it allows for a safer and 
rewarding streetscape for pedestrians

5 4 0  N  S E Y M O U R  A V E N U E 8
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Analysis

• Proposed façade along Seymour 
mirror characteristics of the main 
façade 

5 4 0  N  S E Y M O U R  A V E N U E 9
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Analysis
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5 4 0  N  S E Y M O U R  A V E N U E 11

Options for fence
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Public Comments

Concerns regarding: 

• Snow plowing

• Residents taking shortcuts through other properties to get to alley

5 4 0  N  S E Y M O U R  A V E N U E 12
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Recommendation

Motion to recommend approval/denial of a variation to Section 20.36.050(E)(1)(a) of the Zoning Ordinance, 
requesting a waiver from the building orientation requirement to permit the primary façade of the building 
to be oriented in a direction other than the primary public street, within the C-5-C Downtown Zoning 
District, for the property located at 540 N. Seymour Avenue.

It should also be noted that this request is part of a land acquisition request to be considered by the Village 
Board. These plans will only be valid with the approval of the land acquisition at the Board level.

5 4 0  N  S E Y M O U R  A V E N U E 13
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The new municipal parking lot just North, suggests we face all the building fronts towards the 
North in order to create a more inviting visual gateway into downtown Mundelein and also 
allows us to screen the garage entrances to the South out of public view.

1
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FINDINGS OF FACT – VARIATION 

CASE NUMBER PZC-21-2024 
PUBLIC HEARING DATE March 5, 2025 
VARIATION Waiver to allow the building to face the interior side lot line 
DRAFT MOTION Motion to recommend approval or denial of a variation to Section 20.36.050(E)(1)(a) of the Zoning 

Ordinance, requesting a waiver from the building orientation requirement to permit the primary 
façade of the building to be oriented in a direction other than the primary public street, within the 
C-5 Downtown Zoning District, for the property located at 540 N. Seymour Avenue. 

On March 5, 2025, the Planning and Zoning Commission voted __-__ for approval or denial of a variation to Section 
20.36.050(E)(1)(a) of the Zoning Ordinance, requesting a waiver from the building orientation requirement to permit the 
primary façade of the building to be oriented in a direction other than the primary public street, within the C-5 Downtown 
Zoning District, for the property located at 540 N. Seymour Avenue. 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The strict application of the terms of this Ordinance will result in undue hardship; 
DRAFT APPROVAL Strict enforcement of this Ordinance would create an undue hardship for the Petitioner due to the 

unique size and shape of the lot. Specifically, the proposed building's width would not be feasible 
within the lot’s dimensions if oriented to face the primary street, making compliance with the 
Ordinance impractical. 

DRAFT DENIAL The Commission determined that the strict application of the terms of this Ordinance would not 
result in undue hardship for the Petitioner. The Petitioner did not sufficiently demonstrate any 
hardship or unique circumstances specific to the Subject Property. The project involves new 
construction, and there are ample opportunities to comply with the code as written. 

2. The plight of the owner is due to unique circumstances; 
DRAFT APPROVAL The property is affected by unique circumstances, primarily due to the lack of development on the 

adjacent property, which results in increased exposure to its surroundings. These conditions are 
beyond the control of the Petitioner and Property Owner, and contribute to the property's 
distinctive characteristics. 

DRAFT DENIAL The plight of the owner is not due to unique circumstances since the Zoning Ordinance intentionally 
requires building facades to face the primary street. 

3. The variation, if granted, will not alter the essential character of the locality; 
DRAFT APPROVAL The requested variation will not alter the essential character of the locality, as the proposed use 

aligns with the residential development already present adjacent to the Subject Property. 
Additionally, to further integrate the development with its surroundings, the Petitioner plans to 
install similar architectural elements and landscaping throughout the property, which will help 
mitigate the visual impact of the residential building. 

DRAFT DENIAL If the variation is granted, it would change the essential character of the locality by permitting a 
greater number of residential units on a lot that is typically designated for fewer units. 

The Zoning Administrator, Planning & Zoning Commission, and Village Board, in making its findings, may inquire into the 
following evidentiary issues, as well as any others deemed appropriate. 
1. Because of the particular physical surroundings, shape or topographical conditions of the specific property involved, a 

particular hardship or difficulty to the owner would result, as distinguished from a mere inconvenience, if the strict letter 
of the regulations were to be carried out. 

DRAFT APPROVAL The shape, size, and topographical condition of the Subject Property create a hardship for the 
property owner, distinguishing it from a mere inconvenience, if the strict application of the 
regulations is enforced. Strict adherence to the Zoning Ordinance would result in a building with 
fewer residential units on the property. A smaller scale that the development across the street.  

DRAFT DENIAL The Commission finds that the shape, surroundings, and topographical conditions of the property 
do not create a hardship. The Petitioner failed to demonstrate any unique circumstances or 
hardships specific to the Subject Property. As the proposed project involves new construction, there 
are ample opportunities to comply with the code. 
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2. The alleged difficulty or hardship has not been created by any person presently having a proprietary interest in the property 
in question. 

DRAFT APPROVAL The Commission finds that the Petitioner has successfully demonstrated that the requested variation 
was not caused by any person currently holding a proprietary interest in the Subject Property. The 
unique size and shape of the lot limits the setback, and bulk of the development. 

DRAFT DENIAL The Commission finds that the Petitioner has created this hardship and could build a development 
that follows all the zoning requirements. 

3. The granting of the variation will not be detrimental to the public welfare in the neighborhood in which the property is 
located. 

DRAFT APPROVAL The Commission finds that the granting of the requested variation will not be detrimental to the 
public welfare in which the property is located. 

DRAFT DENIAL The granting of the requested variation will be detrimental to the public welfare in which the 
property is located. 

4. The proposed variation will not impair an adequate supply of light and air to adjacent property, substantially increase 
congestion in the public streets, increase the danger of fire, endanger the public safety, or impair property values within 
the neighborhood. 

DRAFT APPROVAL The proposed variation will not impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the public streets, increase the danger of fire, endanger the 
public safety, or impair property values within the neighborhood. 

DRAFT DENIAL The proposed variation will impair the adequate supply of light and air to adjacent properties, 
significantly increase congestion on public streets, and negatively impact property values within the 
neighborhood.  

5. The proposed variation is consistent with the spirit and intent of this Ordinance and Village land use policies. 
DRAFT APPROVAL The Commission finds that the proposed variation is consistent with the spirit and intent of this 

Ordinance and Village land use policies. 
DRAFT DENIAL The Commission finds that the proposed variation is inconsistent with the Zoning Ordinance, which 

outlines specific regulations for building orientation on downtown properties. The Petitioner did not 
adequately demonstrate any hardship or unique circumstances specific to the Subject Property. 

6. The value of the property in question will be substantially reduced if permitted to be used only under the conditions 
allowed by the regulations governing the district in which it is located. 

DRAFT APPROVAL The value of the property in question will be substantially reduced if permitted to be used only under 
the conditions allowed by the regulations governing the district in which it is located. 

DRAFT DENIAL The value of the property in question will not be substantially reduced if permitted to be used only 
under the conditions allowed by the regulations governing the district in which it is located. 
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To: Commission Members 

From: Colleen Malec, Senior Planner 

For: Planning and Zoning Commission Meeting of March 19, 2025 

Subject: Flaherty & Collins Preliminary & Final Plat of Subdivision: 275-301 Plaza Cir; 331-339 
Chicago Ave; 322-360 Chicago Ave  

 
Attachments: 
1. Preliminary and Final Plat of Subdivision 
2. Plat Application  
 
Background: 
In 2024, the Planning and Zoning Commission approved various zoning requests related to a project 
proposed by Flaherty & Collins on the remaining vacant parcels in the Village Hall Subdivision. 
Flaherty & Collins proposes a multifamily building (225 units), an attached private parking garage 
(271 spaces), and 17 townhouses.  
 
In conjunction with the project, a Plat of Subdivision is necessary to accommodate the project. The 
Village of Mundelein is the applicant, as the Village will still be the property owner at the time of 
recording. The plat takes several actions on Lots 4 and 5 of the Village Hall Subdivision: 

• Rounds out the "inner corners" of the property along Plaza Circle to better wrap the property 
around the circle. The newly vacated "inner corners" will be conveyed to the developer to 
accommodate the building design, which wraps around Plaza Circle.   

• Shifts property lines to better match divisions between the various product types (multifamily 
building, townhouses, future commercial pad).  

• Carves out a new Lot 4 around the pedestrian bridge, which the Village will maintain. 
• Creates a 15' wide maintenance easement around the pedestrian bridge for Village 

maintenance access.  
• Vacates an obsolete ComEd easement. 
• Grants various stormwater management easements (S.M.E.'s).  

 
CCM  
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Recommendation: 
Motion to approve/deny a Preliminary and Final Plat of Subdivision (Resubdivision of Lots 4 and 5 of 
the Village Hall Subdivision), 275-301 Plaza Cir; 331-339 Chicago Ave; and 322-360 Chicago Ave. 
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To: Commission Members 

From: Colleen Malec, Senior Planner 

For: Planning and Zoning Commission Meeting of March 19, 2025 

Subject: Belle Tire Plat of Consolidation: 2025 South Lake Street  
 
Attachments: 
1. Plat Application 
2. Preliminary Plat of Subdivision 
3. Final Plat of Subdivision  
 
Background: 
In March 2024, the Village approved plans for a proposed Belle Tire facility (Motor Vehicle Service 
and Repair, Minor) at 2025 S. Lake Street. The approvals included: 

• Special Use 
• One Variation regarding building transparency 
• Plat of Consolidation 

 
Since then, they have been continually working with the Army Corps of Engineers for approval of 
stormwater discharge to the creek. Because of the unanticipated delay, the Plat of Consolidation 
needs to be reapproved. Section 19.08.030(A)(5) of the Municipal Code requires plats to be recorded 
within 90 days of approval by the Village Board. There have been no changes to the previously 
approved plat.  
 
CCM 

   
 
Recommendation: 
Motion to approve/deny a Preliminary and Final Plat of Subdivision for the Belle Tire Mundelein 
Consolidation, 2025 South Lake Street. 
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To: Commission Members 

From: Isabel Guadarrama, Senior Planner 

For: Planning and Zoning Commission Meeting of March 19, 2025 

Subject: PUBLIC HEARING – PZ2025-0011 – Setback Variance: 1017 Concord Circle  
 
Attachments: 
1. Location Map 
2. Certificate of Publication 
3. Petitioners Packet  
 
Background: 
The Community Development Department received a variance application from Zach Zielinski of Envy 
Homes on behalf of the property owner, Richard Sitt, who plans to build a sunroom in the rear yard 
at 1017 Concord Circle. Located within the R3 Single Family Residential Zoning District, this zoning 
requires the primary building to have a 30-foot setback from the rear property line. However, due to 
the lot's unique shape and size, the petitioner is requesting a variance from the Zoning Ordinance to 
allow the sunroom to encroach into the rear yard by 6.65 feet, as shown in the site plan below. 
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Mr. Zielinski applied for a building permit on behalf of the property owner to remove the existing 
patio and replace it with the sunroom. The permit is currently awaiting variance approval in order to 
continue the permit review. 
 
Variances Requested 
Table 20.28-2 of Section 20.28.030 of the Zoning Ordinance outlines the required bulk and yard 
regulations for single-family uses. Notably, it requires all buildings to have a rear setback of 30 feet 
from the rear lot line. The proposed addition would result in a setback of 23 feet, 7.75 inches from 
the rear lot line. All other setbacks remain in compliance with the code. 
Department CommentsThere are no outstanding department comments; however, the following 
comments were provided by the Community Development Department: 
  
In the event that a larger patio is constructed in the future, it must remain within the confines of the 
rear yard and may not extend into the corner side yard. If the owner wishes to connect the patio to 
the entrance of the sunroom, it is recommended that the entrance/exit be relocated to the opposite 
side or to the rear for better integration. 
 
Public Comments 
There are no public comments. 
 
Comprehensive Plan 
The Comprehensive Plan encourages homeowner investment and improvements while preserving 
the character of existing single-family residential neighborhoods in the Village. However, the 
Comprehensive Plan does not specifically address accessory structures in residential yards. 
 
Analysis 
A review of nearby properties within 500 feet of the subject site identified three homes with 
sunrooms. These homes are located on interior lots and comply with the rear setback requirements. 
Additionally, these properties have smaller lot sizes compared to the subject property. The majority 
of homes in the neighborhood feature large patios and pools, which are permitted to encroach into 
the rear yard area. However, the sunroom differs from other accessory structures in that it is an 
attached structure, accessible from the interior of the home, and must therefore adhere to the bulk 
requirements of the zoning code. 
 
A primary concern raised by staff is the potential for a patio to be added off the western side of the 
sunroom, should the door be placed there. If this occurs, the patio may encroach into the reverse 
side yard, potentially requiring an additional variance. Although the Zoning Ordinance does not 
specify the door's location, it does require that the materials and colors of the sunroom match or 
closely resemble those of the existing building to ensure the addition integrates seamlessly with the 
home’s exterior.  
 
Recommendation: 
Motion to recommend approval/denial of a variance request from Table 20.28-2 of Section 
20.28.030 of the Zoning Ordinance granting relief from the rear yard setback for a sunroom, located 
in the R-3 Single-Family Residential zoning district at 1017 Concord Circle. 
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Location Map: 28884 & 28936 N. IL Route 83 
 

 

Legend: 
 
 

Subject Property 
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               CERTIFICATE OF PUBLICATION 
                                                                                                                        Paddock Publications, Inc. 

 

        Lake County 

                                                            Daily Herald 
 

 

       Corporation organized and existing under and by virtue of the laws of 

       the State of Illinois, DOES HEREBY CERTIFY that it is the publisher 

       of the Lake County DAILY HERALD. That said Lake County  

DAILY HERALD is a secular newspaper, published in Libertyville, Lake  

County, State of Illinois, and has been in general circulation daily throughout 

Lake County, continuously for more than 50 weeks prior to the first Publication 

of the attached notice, and a newspaper as defined by 715 ILCS 5/5.  

 

I further certify that the Lake County DAILY HERALD is a newspaper 

as defined in "an Act to revise the law in relation to notices" as amended  

in 1992 Illinois Compiled Statutes, Chapter 715, Act 5, Section 1 and 5.  

That a notice of which the annexed printed slip is a true copy,  

was published 03/04/2025 

in said Lake County DAILY HERALD. This notice was also placed on a 

statewide public notice website as required by 5 ILCS 5/2.1. 

 

 

 

       BY ______________________________________________ 

      Designee of the Publisher of the Daily Herald 

 

 

       Control # 281541 *LAKE* 
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Updated December 11, 2018 
 

PLANNING AND ZONING COMMISSION APPLICATION 
ZONING VARIATION 

TYPICAL PLANNING AND ZONING COMMISSION PROCESS 

Meeting Schedule 

The Planning and Zoning Commission consists of seven members who act as a recommending body to the Village Board.  The 

Planning and Zoning Commission meet the first and third Wednesday of each month at the Village Hall, located at 300 Plaza 

Circle, Mundelein, Illinois.  Meetings begin at 7:00 p.m.  

 

Preliminary Conference 

Prior to filling out this form you must first meet with a representative of Community Development to discuss the proposal 

and determine the necessary process for approval.  A concept plan consisting of measurable sketches with a scale/ruler, 

existing and proposed site data, and site photo(s) should be available for review by a planner.  To schedule a preliminary 

conference contact Community Development at (847) 949-3282. 

 

Petition Submittal 

Submit one (1) legible copy, no larger than 11” x 17” of the full petition application to Community Development.  The petition 

must be complete with all attachments. Applications and fees can be mailed to Community Development, 300 Plaza Circle, 

Mundelein, Illinois 60060.  Community Development staff will review the application and may request additional materials 

prior to acceptance.    

Internal Department Review 

After Community Development accepts the Draft Petition the Fire, Police, Public Works and Engineering, Building 

Department, and Community Development Divisions will review the proposal and provide comments. Petitioners may be 

asked to provide additional and/or electronic copies of the petition at this time. Upon review, staff will provide feedback to 

the petitioner, if applicable.   If it is determined that the documents are in compliance with Village codes, a Planning and 

Zoning Commission hearing will be scheduled.  If changes are required, the petitioner shall resubmit revised plans for another 

departmental review, which will delay the date for a public hearing.  

Final Petition 

After all issues have been adequately addressed, staff will direct the petitioner through the public hearing process. The 

Planning and Zoning Commission shall evaluate the application, based upon the evidence presented at the public hearing, 

recommend approval, approval with conditions, or denial of the application, and forward its recommendation to the Village 

Board within sixty (60) days.  The Village Board shall consider the variation within sixty (60) days of receipt of the Planning 

and Zoning Commission recommendation. 
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The initial submittal must contain: 

 

☐ Completed Application – Pages 3-7 
(Write N/A where items do not apply) 

☐  Current or accurate Plat of Survey or Preliminary Plat of Subdivision  
a. One (1) no larger than 11” x 17” 

☐  Preliminary Drawings 
a. Site Plan – indicating all site improvements, such as sign locations, screened trash container 

areas, loading docks, fire lanes, area lighting, parking, handicap parking, all dimensions and 
project data (building area, land area, floor area ratio, coverage, parking calculations, etc.) 

b. Preliminary Building Elevations, including height (if applicable) 
c. Preliminary Floor Plan (if applicable) 
d. Tree Preservation Plan (if applicable) 
e. Preliminary Engineering (if applicable) 

☐  Photos of the property 
☐  Other Supporting Documentation (if applicable) 

☐  Traffic Impact Study 
☐  Market Study 
☐  _____________________ 
☐  _____________________ 

☐  Application Fee: 
VARIATION FEES 

Variation Type Fee 
Variation - Single Family Residential $150 

Each Additional Variation $50 each 
Without a Permit $200 

Variation - Residential Developer $300 
Each Additional Variation $50 each 
Without a Permit $300 

Variation - Non-Residential $300 
Each Additional Variation $50 each 
Without a Permit $600 

(Additional fees may apply if additional actions are required) 
 

Additional submittal requirements: 

 
☐  Affidavit of Notification and Certified Mail receipts, return receipts, and undeliverable envelopes 

(See Exhibit A and B. Must be submitted to Community Development prior to public hearing) 
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INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED 
 

PROPERTY INFORMATION     ZONING 

Address________________________________________ Current Zoning __________________________ 

Property Index Numbers (PIN) ______________________  Proposed Zoning _________________________ 

_______________________________________________ Current Use _____________________________     

Size of Property________________________ (sq. ft./acres) Proposed Use ___________________________ 

Size of Building Space_________________________ (sq. ft.) 

Size of Space Utilized______________________________   

 

PETITIONER INFORMATION        PROPERTY OWNER INFORMATION      

Business/Org. Name______________________________  Business/Org. Name______________________ 

Name__________________________________________ Name__________________________________ 

Title___________________________________________ Title___________________________________ 

Address________________________________________ Address________________________________ 

City, State, Zip___________________________________ City, State, Zip___________________________ 

Phone_________________________________________ Phone__________________________________ 

Email__________________________________________ Email__________________________________ 

Petitioner Status:         Owner        Lessee        Contract Purchaser 

 

SECTION OF ZONING ORDINANCE: ______________________________________ 

DESCRIPTION OF PROPOSED ZONING VARIATION (Attach additional pages, if necessary) 

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________ 
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1017 Concord Cir

204

204

R3 Single Family Residential

R3 Single Family Residential

Residential single family home

Residential single family home

Envy Home Services

Zach Zielinski

Permit expeditor

575 S. Arthur Ave

Arlington Heights, IL 60005

630-432-7510

zach@envyhomeservices.com

Richard Sitt

1017 Concord Cir

Mundelien, IL 60060

847-302-3300

skibum1319@sbcglobal.net

The proposed 3 season sunroom is roughly 6 and a half feet over the 30' required rear yard setback.

The variance proposed is a relief of 6 and a half feet from the rear yard setback.

11-30-214-145

Table 20.28-2 of Section 20.28.030
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STANDARDS FOR GRANTING A VARIATION 

In evaluating the proposed variation, the Zoning Administrator, Planning and Zoning Commission and Village 
Board will make findings based on the standards imposed by Section 20.16.020 of the Zoning Ordinance.  Please 
provide a detailed response to each of the following criteria (attach additional pages, if necessary):  
 

a. The strict application of the terms of this Ordinance will result in undue hardship. 
 
b. The plight of the owner is due to unique circumstances. 
 
c. The variation, if granted, will not alter the essential character of the locality 

 
The Zoning Administrator, Planning and Zoning Commission, and Village Board, in making its findings, may further 
inquire into the following evidentiary issues, as well as any others deemed appropriate. Please provide a detailed 
response to each of the following criteria (attach additional pages, if necessary): 
 

a. The particular physical surroundings, shape, or topographical conditions of the specific property 
impose a particular hardship upon the owner, as distinguished from a mere inconvenience, if the 
strict letter of regulations were to be carried out. 

 
b. The alleged difficulty or hardship has not been created by any person presently having a 

proprietary interest in the property in question. 
 
c. The granting of the variation will not be detrimental to the public welfare in the neighborhood in 

which the property is located. 
 
d. The proposed variation will not impair an adequate supply of light and air to adjacent property, 

substantially increase congestion in the public streets, increase the danger of fire, endanger the 
public safety, or impair property values within the neighborhood. 

 
e. The proposed variation is consistent with the spirit and intent of this Ordinance and Village land 

use policies. 
 
f. The value of the property in question will be substantially reduced if permitted to be used only 

under the conditions allowed by the regulations governing the district in which it is located. 
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 
AFFIDAVIT OF OWNERSHIP AND AUTHORIZATION 

COUNTY OF LAKE 

STATE OF ILLINOIS 

1,. Richard Sitt 

t he sole 

an ) owner of the property 

-an authorized officer of the ) 

commonly described as (Address) 1017 Concord Cir 

(Printed Name) Richard Sitt 

hereby authorize _ Z a c h Zielinski 

Planning and Zoning Commission/Village Board matter, 

feet. 

, under oath, state that I am 

and that such property is owned by 

as of this date. As owner of the property, I do 

_ (Printed Name or Not Applicable) to represent me in the following 

a rear yard setback variance of 6 and a half 

_(Action). 

Richard sitt 
Signature 

Subscribed and sworn to before me 

this 16 day of FRis , 2025 

lillindeC.cnt Notary Public Signature 

Commission #_ 993230 
My Commission Expires 718/2028 

Page 5 of 10 
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 

Page 6 of 10 

SITE VISIT AUTHORIZATION 

I hereby grant employees of the Village of Mundelein, their agents, and members of the Mundelein Planning and 
Zoning Commission permission to enter on the property located at the following address:  
(Address)____________________________________________________________________________________ 

Visual inspection of the site shall be accomplished during reasonable hours to examine only those portions of the 
property relating to this application. This permission is granted in regards to the Mundelein Planning and Zoning 
Commission Petition for the above-cited property.   

If Owner or if Owner is a  
Corporation or Partnership: 

____________________________________________ 
Signature of Owner                      Date    

By __________________________________________ 

_____________________________________________ 
Title/Full Corporate Name 

If Contract Purchaser: 

____________________________________________ 
Signature of Contract Purchaser                       Date 

By__________________________________________ 

____________________________________________ 
Title/Full Corporate Name 

If Lessee (Corporate or Partnership): 

____________________________________________ 
Signature of Lessee        Date 

By __________________________________________ 

_____________________________________________ 
Title/Full Corporate Name 

1017 Concord Cr
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 

Page 7 of 10 
 

REQUIRED SIGNATURES 
 
 
The undersigned states under oath that he/she/they are the Legal Owner(s) of record of the realty described in 

this Planning and Zoning Commission Application, and the statements that he/she/they made in the foregoing 

application are true in substance and in fact.   

  

Signature (Owner): ________________________________  Date: ___________________________ 

Printed Name: ___________________________________  Title: ____________________________ 

 

Signature (Owner): ________________________________  Date: ___________________________ 

Printed Name: ____________________________________  Title: ____________________________ 

 

 

The undersigned states under oath that he/she/they are the Contract Purchaser of record of the realty described 

in this Planning and Zoning Commission Application, and the statements that he/she/they made in the foregoing 

application are true in substance and in fact.   

 

Signature Contract Purchaser: _______________________  Date: ___________________________ 

Printed Name: ____________________________________  Title: ___________________________ 

 

 

The undersigned states under oath that he/she/they are the Lessee of record of the realty described in this 

Planning and Zoning Commission Application, and the statements that he/she/they made in the foregoing 

application are true in substance and in fact.   

 

Signature Lessee: __________________________________  Date: ___________________________ 

Printed Name: ____________________________________  Title: ___________________________ 

 
 
 
 
 
 

02/10/2025

Richard Sitt
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 

Page 8 of 10 
 

EXHIBIT A 

NOTIFICATION REQUIREMENTS 

The petitioner is required to notify all property owners and tax payers within 250 feet of the subject property 
after the Planning and Zoning Commission hearing date has been scheduled and staff has given authorization 
to send. (Please see Exhibit B for sample letter).  The notification must be sent USPS Certified Mail, Return Receipt 
Requested.  Mailing labels must contain the property owner name or taxpayer name, address, and property 
identification number (PIN).  Notification must be postmarked no more than thirty (30) days and no less than 
fifteen (15) days prior to the public hearing date. All certified receipts must be submitted to Community 
Development.  Petitioners can obtain property owner information from the following sources:       
 

Lake County 
18 North County Street 

Waukegan, IL 60085 
847-377-2323 

Fremont Township 
22376 West Erhart Road  
Mundelein, Illinois 60060 

847-223-2847 
Fax 847-223-2858 

Libertyville Township 
359 Merrill Court 

Libertyville, Illinois 60048 
 847-816-6800 

Fax 847-816-0861 

Vernon Township 
3050 North Main Street 
Buffalo Grove, IL 60089 

 847-634-4600 
Fax 847-634-1569 

 

A Public Hearing Notice sign is required on the subject property and will be placed by the Village.  Postings of the 
public notice will be done no more than thirty (30) days and no less than fifteen (15) days prior to the public 
hearing date.   
 

The Village will publish the notification in the Daily Herald.  The Daily Herald requires five-day lead time for 
publishing public notices.  Therefore, in order to have the notification published no later than fifteen (15) days 
prior to the public hearing, we must be able to provide the necessary information twenty-one (21) days prior to 
the date of the hearing. 

FAILURE TO COMPLY WITH THE NOTIFICATION REQUIREMENTS WILL CAUSE THE  

PUBLIC HEARING TO BE POSTPONED 
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 

Page 9 of 10 
 

EXHIBIT B 
 

NEIGHBOR NOTIFICATION LETTER SAMPLE 

 

 

DATE 

 

NOTICE 
TO ALL INTERESTED PARTIES 

 

The Planning and Zoning Commission will address the petition for NAME/COMPANY. (Case PZC-XX-YEAR), 

ADDRESS___________________________________________, Mundelein, concerning a petition requesting 

_____________________________________________. The Planning and Zoning Commission will address this 

petition on DATE, at TIME, at the Village Hall, 300 Plaza Circle, Mundelein, Illinois 60060. All interested parties 

may attend this meeting and voice their opinions and concerns. 

 

If you have any questions, please do not hesitate to call Community Development at (847) 949-3282, Monday 

through Friday, 8:00 a.m. to 5:00 p.m. 

 

Sincerely, 
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 

Page 10 of 10 
 

AFFIDAVIT OF NOTIFICATION 
(See Exhibit A) 
 
 
COUNTY OF LAKE ) 
   )  
STATE OF ILLINOIS ) 

 
I, __________________________________________________________________, under oath, state that I am  
 
________ the sole   ) 

________ an    ) owner of the property 

________ an authorized officer of the ) 

 

Hereby swear and affirm that in accordance with the provisions of Chapter 3.3 of the Zoning Ordinance, have 

notified by certified mail, return receipt requested, all property owners and taxpayers within two hundred and 

fifty  (250) feet of the subject property, attached hereto as Exhibit A, on this _____ day of _____________, 20____. 

 

___________________________________________ 
Signature 
 
Subscribed and sworn to before me 

 

this ____ day of ______________, 20____. 

 
 
___________________________________________ 
Notary Public 
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Standards of Variation for 1017 Concord Cir 

a. The strict application of the terms of this Ordinance will result in undue hardship. 
Response: The particular hardship complained of was not created as a result of any 
action taken by the property owner. The overall intent of the zoning code will be in 
high esteem, beyond the variance presented. 

 

b. The plight of the owner is due to unique circumstances. 
Response: The plight of the owner is due to unique circumstances, being that from 
the back wall of the house to the lot line is about 35.6 feet. That only leaves 5.6 feet 
of room to build a structure that meets the 30-foot required setback. Which does 
not leave a lot of room to make improvements to the home in the rear yard. 

 

c. The variation, if granted, will not alter the essential character of the locality 
Response: The variance if granted will not alter the character of the neighborhood as 
the property will be staying as single family residential. 

 

 

The particular physical surroundings, shape, or topographical conditions of the specific 
property impose a particular hardship upon the owner, as distinguished from a mere 
inconvenience, if the strict letter of regulations were to be carried out. 

Response: The distance from the backwall of the home to the rear lot line is 35.6 
feet which only leaves 5.6 feet of room to build a structure which leaves very little 
room. 

 The alleged diƯiculty or hardship has not been created by any person presently having a 
proprietary interest in the property in question. 

Response: The hardship is not self-created, as how the lot is structured is the cause 
of the hardship. 

The granting of the variation will not be detrimental to the public welfare in the 
neighborhood in which the property is located. 

Response: Granting the variance will not be detrimental to public welfare since the 
proposed addition will be on private property. 
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The proposed variation will not impair an adequate supply of light and air to adjacent 
property, substantially increase congestion in the public streets, increase the danger of 
fire, endanger the public safety, or impair property values within the neighborhood. 

Response: Granting the variance will not be detrimental to public welfare, supply of 
light/air, increase congestion on public streets, increase the risk of fire, endanger 
public safety, or impair any property values in the neighborhood. s 

The proposed variation is consistent with the spirit and intent of this Ordinance and Village 
land use policies. 

 Response: The comprehensive plan will still be maintained if this specific variance 
is granted, and the key themes of the plan will still be in place. The addition does not 
interfere with other ordinances enacted by a municipal authority. 

 The value of the property in question will be substantially reduced if permitted to be used 
only under the conditions allowed by the regulations governing the district in which it is 
located 

 Response: If the variance is granted it would not reduce the property value of the 
subject property or surrounding properties.  
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Exp. 11-30-26
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Exp. 11-30-26
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Exp. 11-30-26

2- 1 3/4"x 9 1/4" LVL
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Exp. 11-30-26
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Exp. 11-30-26
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To: Commission Members 

From: Jessica Marvin, Associate Planner 

For: Planning and Zoning Commission Meeting of March 19, 2025 

Subject: PUBLIC HEARING - PZC-01-2025 - 446 Morris Avenue  
 
Attachments: 
1. Property Location Map 
2. Certificate of Publication 
3. Petitioner’s Packet  
 
Background: 
The building at 446 Morris Avenue was constructed in 1986 and is located within the Town of 
Holcomb Subdivision. It was previously occupied by Graham Enterprises, Inc. corporate offices until 
the company vacated the premises in 2018, and the building has remained vacant since. On June 12, 
2024, Graham Enterprises sold the building at 446 Morris Avenue to James Groth without first 
obtaining approval from the Community Development Department regarding whether the proposed 
use was permitted in the C-5-MU Downtown Mixed-Use Subdistrict. 
 
In September 2024, Brian Waszak, a contractor representing Clubhouse Motors LLC, applied for a 
building permit to perform exterior and interior renovations at 446 Morris Avenue. However, staff 
denied the permit because garage condominiums are not allowed within the C-5-MU Downtown 
Mixed-Use Subdistrict. 
  
In November 2024, Mr. James Babowice, the attorney representing the property owner, James 
Groth, met with village staff to discuss the proposed use and obtain information about the zoning 
variation process. Shortly thereafter, the property owner submitted an application for two zoning 
variations. 
  
A garage condominium is defined as a structure with overhead doors and individually owned or 
rented units used for storing automobiles, recreational vehicles, boats, trailers, and other personal 
property. These units may also include shared facilities. Permitted activities may involve routine 
vehicle and equipment maintenance, inventory turnover, basement storage of personal or business 
records, and office use. 
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Figure 1. The proposed floor plan for 446 Morris Avenue. 
 
The subject property is currently zoned C-5-MU (Downtown Mixed-Use Subdistrict), a district 
intended to facilitate development oriented toward the commuter rail station. The subdistrict 
regulations focus on the appropriate mix of uses, building scale, and design to create an active, 
attractive, transit-oriented district that provides a variety of commuting options for entertainment, 
attractions, commercial, office, urban public space, and residential uses. 
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  Figure 2. Aerial view of the surrounding properties.  
 
Neighboring Properties (Figure 2): 

• North: C-5-MU, Office (Multi-Tenant Building) 
• South: C-5-MU, Office (Ultimate Screen Printing) 
• East: C-5-MU, Residential and Vacant Land 
• West: C-5-MU, Railroad and Vacant Land 

  
The petitioner applied for two variations: 1) to permit the proposed garage condominium in the C-5-
MU Downtown Mixed-Use Subdistrict; and 2) to permit a garage condominium without the required 
security screening. The petitioner proposes a private garage condominium called Clubhouse Motors, 
which will offer a lounge, golf simulator, and offices, in addition to an indoor parking garage for 
members' private collection of automobiles (Figure 3). Additionally, the petitioner plans to renovate 
the exterior facades (Figure 4) of the building by adding three overhead doors on the south side, 
incorporating an accent feature to define the entrance, and painting the exterior walls (Figure 5). 
 

Page 97 of 164



 
 
 

 
    Figure 3. The proposed interior layout of 446 Morris Avenue. 
 

 
  Figure 4. The existing condition of the exterior at 446 Morris Avenue. 
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 Figure 5. The proposed exterior renovations for 446 Morris Avenue. 
 
 
Variation Requested 

1. A variation from Table 20.36-1 of Section 20.36.020 to permit a Garage Condominium in the 
C-5-MU Downtown Mixed-Use Subdistrict. 

2. A variation from Section 20.48.040(S)(6) to permit a Garage Condominium without the 
required security screening in the C-5-MU Downtown Mixed-Use Subdistrict 

 
Staff Comments 
 
Community Development Department: 
 
Below are the Use Standards relevant to Garage Condominiums at the subject property:  

1. When adjacent to residential uses, overhead doors shall be oriented so as to face away from 
residential dwelling units. 

2. Outdoor storage of any materials or vehicles is prohibited. 
3. Overnight parking is prohibited outside of enclosed structures. 
4. All commercial and industrial activities must occur within the enclosed building. 
5. A common restroom must be provided for every forty thousand square feet or as required by 

the Illinois Plumbing Code. 
6. Garage condominiums shall be enclosed by a security wall or fence. 
7. Garage condominiums may include other industrial or commercial uses, as permitted within 

the zoning district. Additional uses within a garage condominium shall conform to all 
applicable use standards as required by Section 20.48. 

8. Garage condominiums may not be used as a temporary or permanent dwelling unit. 
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9. Permitted ancillary uses include arts studio, mini-warehouse, motor vehicle aftermarket 
enhancements, motor vehicle dealership, motor vehicle service and repair, office, off-street 
parking lot, contractor storage yard-fully enclosed, manufacturing light, research and 
development facilities, and warehouse. (Staff does not support several of these uses in the 
Downtown Zoning District). 

  
Public Comments 
 
No public comments were received by Staff at the time of this report.   
 
Comprehensive Plan 
  
The Comprehensive Plan has various goals and objectives for the downtown area, some excerpts 
from the comprehensive plan are below:  

• Create a vibrant, urban space.  
• Attract new businesses and create employment opportunities.  
• Reuse buildings where possible.  
• Residential density is encouraged as it will help support the desired retail environment. 

  
The subject property is identified as a long-term opportunity for development. The Comprehensive 
Plan identifies the potential for a mix of residential development, including small lot single-family 
townhomes and walk-up apartments to replace industrial sites to the east of the downtown. Land 
use planning should account for flexibility and allow for mixed uses so that the vision for the 
downtown area can be achieved. No development proposal has been received by staff for this 
property or area.  
  
The Downtown North Implementation Plan  
  
The Downtown North Implementation Plan envisions the Downtown East Redevelopment as a long-
term opportunity to create a walkable neighborhood with family-orientated amenities (Figure 6). The 
Downtown East Redevelopment will play an important role in revitalizing downtown with supportive 
residents and services. As industrial uses leave the downtown and parcels are redeveloped, an 
opportunity exists to create unique housing developments. 
  
The Downtown North Implementation Plan envisions downtown Mundelein building on the existing 
assets and suggests land use changes from industrial to a mix of residential and commercial uses. 
Additionally, the Plan mentions in the near-term emphasis should be placed on redevelopment or 
adaptive reuse of vacant buildings and parcels or properties that are in need of substantial 
improvements. 
 

Page 100 of 164



 
 
 

 
  Figure 6. A map of the Downtown East Redevelopment Area. 
 
Analysis 
  
The Commission should utilize the standards for granting a Variation in making its determination. 
Staff recommends denial for the following reason: 

1. Long-Term Goals of Downtown: The Downtown is a focus area in the Village, and the Zoning 
Ordinance overhaul in 2012 intentionally removed industrial uses and certain automotive 
uses as a permitted use in an effort to phase those uses out of the Downtown as those types 
of businesses closed or were redeveloped. The Commission should carefully consider any 
applications to permit an automotive/industrial use into the Downtown, weighing the unique 
challenges and existing conditions of the subject property with the overall goals of the 
Downtown. 

2. Land Use: Staff recommends denial of the requested variations for automotive/industrial use 
in the C-5-MU Downtown Mixed-Use Subdistrict. The proposed use does not align with the 
vision set forth in the Comprehensive Plan and the Downtown North Implementation Plan. 
Both plans designate the Downtown East Redevelopment Area as a location for future, 
higher-density residential development. Such redevelopment would support the revitalization 
of the downtown by increasing residential density within a walkable range. Furthermore, the 
petitioner’s proposed use—a private automobile collection and social lounge business 
requiring a membership—is not consistent with the intended character of the area. The 
petitioner could have considered locating the business within the M-1 General Manufacturing 
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Zoning District or the M-MU Manufacturing Mixed-Use Zoning District, where garage 
condominiums would be allowed with a special use permit. 

3. Nearby Uses: While the Zoning Ordinance's goal is to phase automotive related uses out of 
the Downtown, the PZC should note existing automotive related uses in the vicinity: 

a. Mundelein Automotive - (15 E. Maple Avenue) - Not permitted, grandfathered in  
b. BP Gas Station - (628 N. Lake Street) - Permitted Use  
c. Thornton’s Gas Station - (739 N. Lake Street) - Permitted Use  
d. Gustafson Body Shop – (23-35 E. Maple Avenue) - Not permitted, grandfathered in  
e. Auto Land Group – (822 N. Lake Street) – Permitted Use (Obtained a SUP)  
f. Mundelein Tire and Service – (900 N. Lake Street Unit 104) - Not permitted, 

grandfathered in  
g. Turbo Armory PPF – (615 N. Lake Street) – Not permitted Use (Obtained a Variation)   

 
The Commission should utilize the standards for granting a variation in making its determination.   
 
Recommendation: 
Staff provides the following motions for the Planning and Zoning Commission’s consideration. If the 
commission does not agree with staff’s recommendation for denial, the PZC may recommend 
alternative conditions or modifications to those provided by staff. 

1. Motion to recommend approval/denial of a variation to Table 20.36-1 of Section 20.36.020 
to permit a Garage Condominium in the C-5-MU Downtown Mixed-Use Subdistrict at 446 
Morris Avenue; and   

a. No social events may be held outside the building without an approved special events 
permit.  

b. Overnight parking of automobiles is prohibited outside of enclosed structures. 
c. The hours of operation should be between the hours of 7:00 AM to 10:00 PM. 
d. Ancillary uses for the garage condominium are limited to art studios and offices only; 

otherwise, the petitioner will need to apply for zoning relief to permit the ancillary 
use(s).  

2. Motion to recommend approval/denial of a variation to Section 20.48.040(S)(6) to permit a 
Garage Condominium without the required security screening in the C-5-MU Downtown 
Mixed-Use Subdistrict all at the property located at 446 Morris Avenue, Mundelein, Illinois.  
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Location Map: 446 Morris Avenue 
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               CERTIFICATE OF PUBLICATION 
                                                                                                                        Paddock Publications, Inc. 

 

        Lake County 

                                                            Daily Herald 
 

 

       Corporation organized and existing under and by virtue of the laws of 

       the State of Illinois, DOES HEREBY CERTIFY that it is the publisher 

       of the Lake County DAILY HERALD. That said Lake County  

DAILY HERALD is a secular newspaper, published in Libertyville, Lake  

County, State of Illinois, and has been in general circulation daily throughout 

Lake County, continuously for more than 50 weeks prior to the first Publication 

of the attached notice, and a newspaper as defined by 715 ILCS 5/5.  

 

I further certify that the Lake County DAILY HERALD is a newspaper 

as defined in "an Act to revise the law in relation to notices" as amended  

in 1992 Illinois Compiled Statutes, Chapter 715, Act 5, Section 1 and 5.  

That a notice of which the annexed printed slip is a true copy,  

was published 03/04/2025 

in said Lake County DAILY HERALD. This notice was also placed on a 

statewide public notice website as required by 5 ILCS 5/2.1. 

 

 

 

       BY ______________________________________________ 

      Designee of the Publisher of the Daily Herald 

 

 

       Control # 281540 *LAKE* 
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