
Planning and Zoning Commission Meeting April 16, 2025

Minutes

CALLTO ORDER

The Regular Meeting of the Planning and Zoning Commission of the Village of
Mundelein was held on April L6,2025 at 300 Plaza Circle, Mundelein. Commission
Chairman T. Roswick called the meeting to order at 7:00 PM.

PTEDGE OF ALTEGIANCE

Chairman T. Roswick led the Pledge of Allegiance

ATTENDANCE

Chairman T. Roswick took the roll call. lt indicated as follows:

Board Attendance
PRESENT: K. Anderson, K. Garesche, T. Roswick, K. Teehan

ABSENT: J. Holden, S. Petti, S. Schneckloth

Village Attendance
PRESENT: Associate PlannerJ. Marvin, Senior Planner C. Malec, and Recording

Secretary E. Swanson

MINUTES APPROVAT

Approve the Planning and Zoning Commission Regular meeting minutes from March
19,2025
Chairman T. Roswick asked the commission if there were any requested alterations to
the minutes from the March L9,2025 meeting of the Planning and Zoning commission
There were no requested changes.

K. Teehan moved, seconded by K. Anderson a Motion to Approve the Planning and
Zoning Commission Meeting minutes from March 19,2025.

RESUTT:

MOVER:

SECONDER:

AYES:

NAYS:

ABSTAIN:

Passed [Yes 4, No 0, Abstained 0]

Commissioner Kevin Teehan

Comm issioner Kevin Anderson

Terry Roswick, Kevin Anderson, Kerry Garesche, Kevin Teehan

None

None



PUBLIC COMMENTARY

J. Holden arrived at 7:03 PM

There was no public commentary

OLD BUSINESS

PUBLIC HEARING - PZC-O1-2025 - 445 Morris Avenue - Withdrawn
J. Marvin briefly reviewed the application of 445 Morris Avenue and stated that the
Village received a letter requesting to withdraw the application. The commission had
no comments or questions.

Close Public Hearing

K. Anderson moved, seconded by K. Teehan a Motion to Close Public Hearing PZC47-
2025

RESULT:

MOVER:

SECONDER:

AYES:

NAYS:

ABSTAIN:

Passed [Yes 5, No O Abstained 0l
Commissioner Kevin Anderson

Commissioner Kevin Teehan

Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin

Teehan

None

None

NEW BUSINESS

Public Hearing - PZC2O25-O013 - 1345 Armour Boulevard - Outdoor Storage Special

Use Permit and Variations

Open Public Hearing

K. Garesche moved, seconded by K. Anderson a Motion to Open Public Hearing

PZC2025-OO73

RESULT: Passed [Yes 5, No 0, Abstained 0]



MOVER:

SECONDER:

AYES:

NAYS:

ABSTAIN:

Commissioner Kerry Garesche

Commissioner Kevin Anderson

Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin

Teehan

None

None

Staff Presentation
J. Marvin reviewed the attached PowerPoint and gave a brief overview and history of
the case. The petitioner is applying for 15 variations and a special use to permit an
outdoor storage yard without a principal structure at 1345 Armour Boulevard,
Mundelein, lllinois.

K. Anderson questioned the special use granted in 2OO7. J. Marvin stated that it
pertained to a proposed building but we were unable to double check. She further
clarified that the 2021 outdoor storage yard granted was the first time it was allowed at
the subject property.

Chairman T. Roswick stated that he did request the minutes from the 2021 meeting
granting the outdoor storage be supplied to the commissioners (they all received a

copy)to refresh the commission on the specific details regarding the variation
approval. C. Malec read aloud the minutes stating that the variation to allow an
outdoor storage yard on lot27 ofthe subject property was granted due to an undue
hardship. There was a reference to COVID at the time the variation was approved. lt
was stated as part of the approval that paving and stormwater management would be
a requirement. The 2021 approval was also approved due to a temporary parking
agreement with an adjacent business as well as a building that was planned for the
future on the property. The ordinance had no expiration date noted, and is still active
untilthe property is improved further.

Petitioner Presentation

Andrew Field, Frank Dziadus Sr, and Frank Dziadus Jr of Midwest Masonry were sworn
in to speak.

Mr. Field spoke of the history of Midwest Masonry and the changes of the masonry
industry overall. He gave business hardships of the loss of their prior storage yard and
the difficulty with finding a new location for storing their business equipment. He

compared the current storage use to other storage yards with gravel lots located within
the Village. He stated that moving the equipment would create a financial hardship for
the business.



Mr. Dziadus Sr. spoke on his history with the Village and the multitude of projects they
have done to support the Village of Mundelein.

Chairman T. Roswick asked if they had reviewed the standards for granting a variation
as the hardships brought up by the petitioner were all financial hardships and not
zoning hardships.

C. Malec read the standards for granting a variation out loud to refresh the petitioners
on the requirements.

Chairman T. Roswick asked the petitioner if he had any land-based hardships that they
are requesting relief from the zoning code as all the hardships mentioned up to this
point where financial and business hardships. He further explained the process of the
zoning hearings and that relief from meeting Village Codes requires specific justified
land-based requirements and that the submitted application does not yet meet the
criteria for relief.

J. Marvin reviewed the standards provided with the application that was submitted in
August of 2024,

K. Garesche requested examples of what a land-based hardship might be to give the
petitioner an idea of what might be needed for the application to move forward. C,

Malec gave an example of a past case where someone wanted to build a new single-
family home on a vacant parcel in a neighborhood. There is a code requirement for a
two-car garage for new single-family homes, but because of the topography and a

mature tree there was no feasible way to fit a two-car garage. The hardship for the
subject property would need to apply to anybody trying to use that property.

Mr. Field stated that when they came for the original variation in 2O2L it didn't seem to
be as difficult as the current process. Chairman T. Roswick stated that the hardship
presented previously was in part due to covid. The storage of vehicles was primarily on
job-sites, but because of COVID there were no job sites temporarily. The framework by
which the hardship was evaluated and granted is different from what it is today. He

also stated that the code requirements, particularly regarding stormwater have
become apparent.

C. Malec reminded the commission that we cannot grant relief from the Lake County
Watershed Development Ordinance. Any conditions to variations would need to
comply with the ordinance. K. Anderson stated that per the Village Engineer -

Mundelein is allowed to self-regulate this ordinance. But non-compliance can risk
allowing the Village to do this - which would affect all residents of Mundelein. C. Malec
clarified that the existing storage yard with gravel base that was approved in 2021 is

currently in violation of the Watershed Development Ordinance and needs to be



corrected. The original agreement was a temporary relief until RISE constructed the
parking lot or terminated the lease. The property has been in violation of the
Watershed Development Ordinance since RISE vacated.

K. Garesche inquired if the petitioner came forward of their own volition or if they are

in the process of a code violation that they are looking to correct. The petitioner stated
that they are here to correct the code violation brought up on the property. C. Malec
noted some of the properties within the Village that the petitioner brought up as non-
complying gravel storage lots. She clarified some of the details of the selected lots. One
was a temporary lot being utilized by the Village, some were unincorporated, and

others were known issues.

Mr. Field gave more details on the business hardships and the prior agreement with
RISE for parking on one of the lots.

Public Commentary

Chairman T. Roswick opened the floor to public commentary.

There was no public commentary

Chairman T. Roswick closed the floor to public commentary

Commission Discussion

J. Holden felt there was more information needed from the petitioner in order to make
a decision. K. Anderson agreed.

K. Garesche discussed the stormwater issue as this was Lake County's requirement. She

stated she was in support of a continuanceto allowthe petitionertimeto research this
requirement as the zoning commission could not override this requirement.

K. Teehan stated that the petitioner could attempt to relocate all equipment to lot27
so they can comply with the prior agreement until the application moves forward.

Continue Public Hearing
J. Holden moved, seconded by K. Garesche a Motion to Continue Public Hearing
PZ1OZ5-OOL1 to June 4,2025 at the Mundelein Village Hall at 300 Plaza Circle at 7:00
PM.

RESUTT:

MOVER:

SECONDER:

Passed [Yes 5, No 0, Abstained 0l
Commissioner Jennifer Holden

Commissioner Kerry Garesche



QUESTIONSAND COMMENTS

There were no further questions and comments.

ADJOURNMENT

K. Garesche moved, seconded by K. Anderson, a Motion to Adjourn the Planning and

Zoning Commission Meeting of April 76,2A25.

AYES:

NAYS:

ABSTAIN:

RESULT:

MOVER:

SECONDER:

AYES:

NAYS:

ABSTAIN:

Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin
Teehan

None

None

Passed [Yes 5, No O Abstained 0]

Commissioner Kerry Garesche

Commissioner Kevin Anderson

Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin

Teehan

None

None

Meeting adjourned at 8:56 PM

,.,Uurn ?,VUCI{/W&9LU
Erin Swanson, Recording Secretary
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Aeriol

The subject property ot
1345 Armour Boulevord
consists of three seporote
porcels (Lot 25, 26, ond 27).

Lot 25 wos excluded from
the opplicotion.
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a

a

Bockground
2003: The Petitioner, [Vlr. Dziadus, purchased the property with the intention to
consolidate their operations but have not due to economic hardships.

January 2020: The Subject Property remained vacant until RISE tVundelein
needed additional parking. RISE entered into a lease agreement with lVr.
Dziadus to provide 95 additional parking spaces at the Subject Property.

Village Board adopted Resolution No. 20-01-05

' Allowing RISE to create a temporary off-site gravel parking lot until October 21 ,

2021, with the understanding that the gravel parking lot was to remain temporary.

April 2021 : tVr. Dziadus applied for a Special Use Permit (SUP) and aZoning
Variation to permit an outdoor storage yard on Lot 27 wilhout paving the lot or
screening the materials and equipment, with the expectation that RISE would
pave the lots they were leasing from him and meet the stormwater
management requirements for paved purking area.

September 2021 : The ordinance was approved with conditions and [Vr.
Dziadus started storing items on Lot27 .
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a

a

a

Bockground
Due to cost and the terms of the lease with lVr. Dziadus, RISE did not improve
the lot into a paved parking area.

RISE then purchased the property south of their business to accommodate
their parking needs. As a result, the lease between RISE and lVr. Dziadus for the
temporary parking lot at 1345 Armour Blvd. was terminated.

May 2024: Code Enforcement Officer Kathy Kluge noticed that the equipment,
which was only supposed to be stored on Lol27,had spilled over into Lot26
and Lot 25.

lVr. Dziadus was informed that he would either need to comply with the
existing ordinance or apply for additional zoning relief.

Aug ust2024: N/r. Dziadus submitted a Combined Zoning Application
requesting to extend his outdoor storage yard on the Subject Property lo Lol26
and specifically excluded Lot 25.
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Outdoor Storoge Yord

The Petitioner is

requesting to continue
ond expond their
existing off-site
outdoor storoge yord
from Lot 27 (the
eosternmost lot) to Lot
26 (Ihe middle lot). Lot
25 wos excluded from
the opplicotion.
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a

Outdoor Sloroge Yord

A list of the equipment ond
their respective heights is

provided below, with
equipment ronging from 4'
to 30' high.

Equipmenl Height of Equipmenl

Telehondlers: Lull 644, Lvll944, Lull 1044, Genie ond JLG 5K l5 Feet

Boom lifts: JLG 6005 ond JLG 800AJ l5-20 Feel

Todono 800XXL Crone 20-30 Feel

Morlor/groul silos, collopsed l0 Feel

Scoffold mosl climber power units 7' x24',7' x 16' l0-15 Feet

Conex Boxes 20'& 40' B-l 6 Feet

Jobsile Troiler l0 Feet

5', 20' steel mosts for power scoffolding 8- l0 Feet

3', 4', 6' ,8' bridges for power scoffolding lO-15 Feet

4'. 6' goles for power scoffolding 8-l 0 Feel

53' slep deck semi-troiler 6 Feet

20' Equipment troiler 6 Feet

Miller Edge overheod sofety units 8 Feel

Empty 300-gollon woter totes 8-10 Feet

Precosl poles broces l0 Feet

Winter enclosure brockels ond uprights for Woco scoffolding 6 Feet

Concrele cubes for woll brocing 4 Feet
2' , 3', 4' ,5', 6' Shoring fromes, beoms, screw jocks 4 Feet



Aeriql View - October 2019
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Aeriol View - Morch 2020

.;
v
.;,
-)

I

(
.T

ArffiEhRilf,Jtr,}M. n

,;ri 
??'lfilF-

'r

ih

-

,i
-xI . --'
.r-l: - i
;+r* r

I

;:.. . Jf, ,'

IafFt

Eta,
(rJ
LD

F

'-!--:- I
I

jrr
{r,
'j $
rrJl(r

I

,;'

LK

ffi
,I

al

1
t
+

I

nrrl
J

q.a:?r



Aeriol View - Morch 2021
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Aeriol View - Morch 2022
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Aeriql View - June 2023
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Aeriol View - April 2024
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Street View - June 2024
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Slreet View - June 2024

I

t6

'll

"U
t

.:JJF-15'

,.+-!+ -I
8r^*

i]

':I
,,1^m..r.!B __1i. , t Lr-n I )

}=;fl Da&'

\r
+: l

W
I

/

I :l



Aeriol View - July 2024
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Slreet View - November 2024 I



Street View - November 2024
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Zoning Requesls
The applicant was advised that the outdoor storage yard as proposed would require
a special use permit and 15 variations, as it does not meet a number of standards for
outdoor storage yards.

Zoning Request: SUP - Ouldoor Sloroge Yord

1) A special use request pursuant to Section 20.40.020 to operate an outdoor
storage yard in the tVl-1 General lVanufacturing Zoning District.

20



Zoning Requests: Use Stondords

2) Avariation from Section 20.48.040(DD)to permit an outdoor storage yard without
meeting certain required use standards.
a. Storaqe yards must be screened with a 6' fence or opaoue masonry wall. and olant materials shall

be initalled alonq the fence or wall along the public'right-of-way where i:ossible to provide a
softening effect. "
a. No screening or landscaping is proposed.

b. No materials stored outdoors shall be of a greater height than that of the required fence or wall.

a. No fence is proposed, but the stored materials exceed the required screening height (6') regardless.

c. When there is a structure affiliated with the storaqe vard, the structure shall be oriented toward the
front of the lot and the storage area -shall be locafed to the rear of the lot. The outdoor storage
area should be located to th6 rear of the lot where possible.

a. The outdoor storage yard is not located to the rear of the lot (as there is no structure affiliated with the
yard).

d. Storing the materials on a paved surface with proper drainage.
a. The applicant proposes to keep the storage yard unpaved (gravel only). Gravel is not a permitted surface.

e. Any lighting used to illuminate an outdoor storage area shall be directed and shielded as to not
illuiniiate a'ny adjacent residential areas.

a. No lighting is proposed.

f. Storing materials that are related to the on-site business.

a. There is no business located on this site. The applicant's business is located atl335 Wilhelm Road, Suite A.
21



Zoning Requesls: Accessory Slruclure
The Petitioner is requesting variations from the following sections to permit an accessory
structure, the gravel parking lot, without a principal building.

3) Avariation to Section20.52.050(AX4)to permit an accessory structure located on a different
zoning lot from the principal building, structure, or use it serves.

a. The principal use is located at 1335 Wilhelm Road, Suite A.

4) A variation to Section20.52.050(AX1)to permit an accessory structure prior to the
construction of a principal building.

b. No principal building is proposed on this zoning lot.

5) A variation to Section 20.52.050(AX2)to permit an accessory structure that is not customarily
incidental and subordinate to and serves a principal use established on the same zoning lot.

6) A variation to Section20.52.050(AX3)to permit an accessory structure that is not subordinate
in area, floor area, intensity, extent, or purpose to the principal building, structure, or use.

22



Zoning Requesls: Porking Requiremenls
7)A variation to Table 20.56-1of Section 20.56.130 to permit an outdoor storaqe vard without meetinq
the required parking requirements. An Outdoor Storagje Yard requires 2 parkin! sialls per 1,000 SF of "
GFA. 

I I

a. Lot 27 and26|s 56,400 SF which would require 113 parking stalls. No parking spaces are
proposed.

8) A variation to Section 20.40.040(CX4)to permit the parking lot to be the dominant visual element
along the primary roadway.

9) A variation to Section 20.56.080 to granting relief from the required design standards for parking:

a. Dimensions

b. Access

c. Surfacing

d. Striping

e. Curbing and Bumper Stops

f. Lighting

g. Landscape and Screening

h. Use of Loading Spaces

23



Zoning Requesls: Pqrking Requirements (continued)
10) Avariation to Section 20.56.090to permit a parking lotwithout meeting the required
accessible parking requirements.

a. No accessible parking is provided.

1 1) A variation to Section 20.56.160 to granting relief in the required design of off-street
loading spaces:

a. Location

b. Dimensions

c. Surfacing

d. Access Control and Signs

e. Lighting

f. Landscape and Screening

24



Zoning Requests: Lqndscoping Re
12l. Avariation.to Section 20.60.070 to permit an outdoor storage yard without the required on-lot
landscaping, which includes:

a. All yards within the villaqe shall be landscaped primarily with live groundcover and/or turf
(seed or sod). Artificial ti,rf is not permitted.

b. Four shade trees per non-residential developments.

The variations below are to waive the parking lot landscaping requirements for an outdoor
storage yard.

:13)A variation to Section 20.60.090 to permit an outdoor storage yard without the required parking lot
landscaping.

14) A variation.to Section 20.60.100 to permit an outdoor storage yard without the required parking lot
perimeter landscaping.

15) A variation to Section 20.60.1 10 to permit an outdoor storage yard without the required interior
parking lot landscaping.

a.The code requires parking lot islandsthat include a shadetree and live groundcover.

quirements
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Stoff Comment

Public Works and Engineering Department

No further activity can be granted by PW&E on this property until the stormwater
management work that was supposed to be done five years ago is complete. The
gravel parking lot installed is considered impervious and t\4 r. Frank Dziadus
originally agreed to installthe detention as part of that project. lt has been in
violation of the Watershed Development Ordinance since that time.

26



Comprehensive Plon
The Comprehensive Plan contains an objective to ensure that designed industrial
areas are prroritized for appropriate industrial and businesses uses and prevent
the encroach ment of incom patible development and uses that may wea ken the
industri al/business functionality of these areas.

The subject property is identified as a developable land zoned business
park/industrial. Areas within the business park are intended to accommodate a

variety of uses ranging from office, light assembly, storage and distribution, low
intensity fabrication operations, research and "tech" industries applications,
intense commercial services uses, and more. The outdoor storage of equipment
and bulk materials of an off-site business, and without meeting the use standards,
does not align with the vision set forth in the Comprehensive Plan.

27



Slqndqrds for Gronting o Speciql Use
t. The establishment, maintenance and operation of the special use in the

specific location proposed will not endanger the public health, safety or
general welfare of any portion of the community.

2. The proposed special use is compatible with adjacent properties and other
property within the immediate vicinity of the special use.

3. The special use in the specific location proposed is consistent with the spirit
and intent of this title and the village land use policies.

4. The special use conforms to the applicable regulations of the zoning district in
which it is to be located.

28



Stondords for Gronling o Voriolion
1 No variation from the provisions of this Ordinance shall be qranted unless the Zoninq Administrator, Planninq and

Zoning Commission ahd Villaqe Board makes specific writtdn findings based on the itandards imposed by tFis
sectioi. These standards are a"s follows: '

1. The strict application ofthe terms of this Ordinance willresult in undue hardship.

2. The plighto{the owner is due to unique circumstances.

3. The variation, ifgranted, willnot alterthe essentialcharacter ofthe locality.

1. The particular physical surroundings, shape or topog ra phica I cond itions of the specific property impose a particular hardship upon the owner, as
distinguished from a mere inconvenience, ifthe strict letter of the regulations were to be carried out.

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

3. The granting ofthe variation willnot be detrimentalto the publicwelfare in the neighborhood in which the property is located.

a. The proposed variation willnot impair an adequate supply of lightand airto adjacent propeny, substantially increase congestion in the public streets,
increase the danger of fire, endanger the public safety or impair propertyvalues within the neighborhood.

5. The proposed variation is consistentwith the spiritand intent ofthis Ordinance and Mllage land use policies.

6. The value ofthe propertyin question will be substantially reduced lf permitted to be used onlyunderthe €onditions allowed bythe regulations
governing the district in which it is located. 29

2 The Zoning Administrator, Planninq and Zoninq Commission and Villaqe Board, in makinq its findinqs, may inquire into
the followr-ng evidentiary issues, as-well as any 6thers deemed approp"riate:
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