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AGENDA 
 

PLANNING AND ZONING COMMISSION MEETING 
 

October 15, 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 October 1, 2025 

V. PUBLIC COMMENTARY 

VI. OLD PZC BUSINESS 

VII. NEW PZC BUSINESS 

 A. PZ2025-0036 – Best Self Storage – 3400 W. Route 60 - Variations regarding Use, Parking 
Spaces, Photometric Plan, and Design Standards 

VIII. QUESTIONS AND COMMENTS 

IX. ADJOURNMENT 

 A. Adjourn the Planning and Zoning Commission Meeting 

  

 
Public comment may be made for all agenda items at the meeting. If you wish to provide testimony or 
comments prior to the meeting, you may provide them up to 24 hours prior to the scheduled meeting 
time in one of two ways: (1) by sending an email to planning@mundelein.org; or (2) by dropping it off 

directly at Village Hall to the attention of Community Development, 300 Plaza Circle, Mundelein, Illinois. 
Agenda materials are available at www.mundelein.org/Agendas-Minutes 

 
 

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 
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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 

October 1, 2025 
 
 CALL TO ORDER  
 The Regular Meeting of the Planning and Zoning Commission of the Village of 

Mundelein was held on October 1, 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  
  
  

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

 
Board Attendance 
PRESENT: K. Anderson, K. Garesche, J. Holden, S. Petti, T. Roswick, S. Schneckloth, K. 
Teehan 
ABSENT:  
 
Village Attendance 
PRESENT: Senior Planner C. Malec, Recording Secretary E. Swanson 

  

 MINUTES APPROVAL  
  
  

 Approve the Planning and Zoning Commission Regular meeting minutes from 
September 3, 2025  

 S. Petti moved, seconded by K. Teehan, a Motion to approve the Planning and Zoning 
Commission Meeting Minutes from September 3, 2025. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner S. Petti 
SECONDER: Commissioner K. Teehan 
AYES: T. Roswick, K. Anderson, K. Garesche, J. Holden, S. Petti, K. Teehan, T. 

Wilson 
NAYS: None 
ABSTAIN: None 
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 PUBLIC COMMENTARY  
 Commission Chairman T. Roswick opened the floor to general public commentary.  

 
There was no general public commentary.  
 
Commission Chairman T. Roswick closed the floor to general public commentary.  

  

 OLD PZC BUSINESS  
 There was no old PZC business.  
  

 NEW PZC BUSINESS  
  
  

 PZC2025-0035 – Solaria Crossings Townhouses – 301-319 E. Route 83 - PUD Rezoning  
  
  

 Open Public Hearing  
 J. Holden moved, seconded by K. Garesche, a Motion to open Public Hearing PZ2025-

0035. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner J. Holden 
SECONDER: Commissioner K. Garesche 
AYES: T. Roswick, K. Anderson, K. Garesche, J. Holden, S. Petti, K. Teehan, T. 

Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Staff Presentation   
 C. Malec presented the attached PowerPoint and gave a brief overview and history of 

the case. The petitioner is requesting an amendment to the zoning map and approval 
of a preliminary Planned Unit Development for the Solaria Crossings townhouses to be 
located at 301 & 319 E. Route 83. 
 
Mr. John Sopata of Long Grove briefly interrupted asking when his written request for a 
continuance of the case would be considered. Chairman T. Roswick clarified the 
procedure of the Public Hearing stating that after the staff presentation, the petitioner 
would present, and after that would be public commentary where the members of the 
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public can ask questions and bring to light concerns regarding the petition. 
  

 Petitioner Presentation  
 Peter Bezos, Attorney representing Verve Ventures gave the attached PowerPoint 

presentation. Mr. Bezos stated that the petioner feels that the proposed townhouse 
development would create the highest and best use of the land.  
 
Venu Kakumanu of Verve Ventures reiterated the presentation by Mr. Bezos and stated 
that a zoning of R-5 for the lot would create a transition zone between the residential 
neighborhood to the south and the commercial developments to the north.  
 
Hemal Purohit, Architect of Verve Ventures spoke of the thoughtfulness of the design. 
He stated that they chose to have an introverted, inner facing community. He further 
discussed the target demographic being young families and young professionals. Mr. 
Purohit further reviewed the combination of materials proposed in the building facade.  
 
Veer Abhijit, Civil Engineer of Verve Ventures reviewed the engineering of the site plan 
including the driveways, green space, and retention pond on the property.  
 
K. Garesche inquired if the petitioner was contacted for the purchase of the land to be 
used for the proposed expansion by IDOT. The petitioner stated that they are expecting 
to be contacted, but as of the meeting date, they had not yet been formally contacted.  
 
K. Anderson asked questions regarding the detention area and the setback as it relates 
to the IDOT expansion.  
 
T. Roswick asked if the pond would be a retention or detention pond. The petitioner 
stated it would be both. It would keep water up to 2 inches deep, but more than that 
would trigger water being drained out of the system within 48 hours.  
 
K. Garesche inquired about the guest parking spaces and if those would be jointly 
owned by all unit owners. The petitioner stated that the spaces are planned to be 
maintained by the HOA, but had not hammered out all the details yet regarding the 
rules for visitor parking spaces.  
 
T. Roswick asked if the property is currently unoccupied. The petitioner stated that to 
his knowledge the property is vacant and has been for some time.  
 
S. Petti asked about the parking spaces and if that would be enough. The petitioner 
stated that each townhouse would have a 2-car garage and 2 additional parking spaces 
in the driveway. The proposed 9 additional visitor parking spaces would be in addition. 
Mr. Petti asked if there would be any street parking available. C. Malec stated that the 
street is not wide enough to allow for street parking, but the current plan exceeds the 
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requirement for parking spaces.  
 
K. Gareshe inquired as to if there was a crosswalk across route 83 to get from the 
subject property to the commercial areas. The commission does not believe that there 
is currently any crosswalk, but the IDOT plans can be checked to see if there is a plan to 
put one in. It was later confirmed that there is a plan to put in a crosswalk.  

  

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

 
The Chairman swore in all who wished to speak simultaneously.  
 
Robert Lass of 7066 RFD, Long Grove, Illinois, spoke on the petition. Mr. Lass expressed 
concerns about the impact the development would have on the other residents of the 
Towners subdivision. He stated that the entrence and egress on Willow Spring Road 
could cause further traffic issues. As it stands the left turn lane onto route 60 will only 
accommodate 3 standard-sized vehicles. He also expressed concerns with the short 
light at the intersection. His fear is the additional pressure caused by the additional 
residents will force them to drive further into the subdivision, and his concern is that it 
is a residential neighborhood with narrow streets.  
 
Pamela Eulberg of 7045 Willow Spring Road, Long Grove, Illinois, spoke on the petition. 
Ms. Eulberg stated that she agreed with the statements made by Mr. Lass, andstated 
that over the 4 years that they have lived at their current address, there has been an 
increase in cut-through traffic through the neighborhood. She has concerns with the 
safety of pedestrians and the lack of lights in the neighborhood. She also stated that 
she has concerns with having a retention pond added to the subdivision and that it 
might cause flooding.  
 
K. Garesche asked if the Towner's neighborhood has a homeowners association. Mr. 
Gerstenbrand stated that they do not have a homeowners association, only a water 
association.  
 
Konrad Gerstenbrand of 7044 Osage, Long Grove, Illinois, spoke on the petition. He 
stated that he has been a resident there since 1977 and is the current treasurer of the 
water association. He agrees with the concerns regarding the traffic patterns brought 
forth by his neighbor. He also shared concerns with the short duration of the light to 
get onto 60/83.  
 
Madeline Longobardi of 7048 Osage, Long Grove, Illinois, spoke on the petition. She 
stated that she disagrees with the petitioner about the lot being difficult to sell as a 
single-family lot. She felt that the large lot was attractive, but the house currently on 
the lot needs to be repaired. She shared similar concerns regarding traffic and the 
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density of the project.  
 
Jodi Van Dahm of 7047 Willow Spring Road, Long Grove, Illinois, spoke on the petition. 
Ms. Van Dahm stated that she purchased her house a year ago and expressed concerns 
with the noise and light that she would expect to be coming from the development. 
She also shared concerns with the lack of parking and expects future residents parking 
directly in front of her house on Willow Spring.  
 
John Sopata of 7057 Osage, Long Grove, Illinois, spoke on the petition. Mr. Sopata 
stated that there was a letter sent by the Village of Long Grove regarding concerns with 
the development. (The letter referenced was received by the Village of Mundelein after 
the agenda was published and is attached at the end of the minutes). He further stated 
that he would like to request a continuance because the proposal of a multi-family 
development in that location in proximity to their single-family neighborhood is a lot to 
digest. He has concerns with 21 townhouses on a lot that is currently zoned for one. 
Mr. Sopata also stated that there is no traffic study for this project. Though Ms. Malec 
shared that there was a traffic study for the previously proposed gas station, there was 
no traffic study provided for this proposed development. He stated that he wanted to 
correct a statement made by Ms. Malec earlier and said that all the special use 
standards needed to be met.  Ms. Malec clarified that the earlier statement made 
earlier was in reference to the Map Amendment Standards. According to the code it 
states "The approval of amendments is based on a balancing of these standards" and 
do not all have to be individually met, as with Special Use Standards.   
 
Mr. Sopata shared a publication from 1976 regarding the subdivision well. He stated 
that there is a line that suggests that the aquifer depth is 85 feet. Mr. Sopata stated 
that the burden is on the applicant to prove that there is not going to be a negative 
effect of the development on the well, and they did not provide a hydro-geologic 
study.  
 
K. Garesche requested clarification on the requested continuance. Ms. Garesche stated 
that Mr. Sopata asked for a 30-60 day continuance of the hearing, and asked as to what 
the additional time is requested for? Is he requesting anything specific?  
 
Mr. Sopata stated that he has been working hard for many years and maybe he could 
pay for a traffic study. Ms. Garesche asked if he wanted a traffic study to be done 
during that requested continuance, and stated that she is requesting clarification as to 
what he is hoping to accomplish during the requested continuance time. Mr. Sopata 
stated that he could hire an engineering company to do a traffic study or that he could 
hire a hydro-geologist to evaluate the effects of this project, he could also have time to 
do additional research on the restrictive covenants from 1949.  
 
Mr. Sopata stated that there was no testimony from a realtor or real estate 
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professional regarding the hardship. He felt that the property has value right now as a 
single family lot consistent with other lots in Mundelein. He felt that any decrease in 
value is due to the past property owner's neglect. As to the continuance request, he 
does not see an emergency that would justify moving the petition forward. He stated 
that he is requesting time to give him a chance to digest the dramatic change in zoning. 
He further stated that the applicant didn't include information about the cut-through 
traffic through the subdivision in their application and requested again for a 60 day 
continuance of the hearing to give the neighbors a chance to digest the information.  
 
Jessica Permania of 7051 Osage, Long Grove, Illinois, spoke on the petition. Ms. 
Permania stated that she would also like to request a continuance as she felt there was 
not enough time allowed to take in all the information. Ms. Permania stated that they 
had purchased their specific house because it is a hidden subdivision without sidewalks. 
The development would force people to drive into their subdivision. Ms. Permania 
presented the Long Grove comprehensive plan and stated that Long Grove prefers to 
have as much nature areas as possible. She suggested that the commission read 
through some of the Long Grove comprehensive plan when they have a chance. She 
stated that it is a small neighborhood and it is obvious to the residents when someone 
is cutting through who doesn't live in the neighborhood. She felt that adding in another 
21 units would add another 80-100 individuals into their neighborhood. Ms. Permania 
asked the commission if it was possible to have a 20-foot tall fence installed and asked 
why they couldn't just have the entrance on 60/83 instead of along Willow Springs.  
 
Mr. Lass wished to speak again on the petition. He submitted a hand-written request 
for a continuance from another resident who was unable to attend the meeting.  
 
Chairman T. Roswick asked if there was any further public commentary.  
 
Mr. Bezos, legal representation for the applicant, reiterated the concerns of the 
neighbors on traffic, lighting, potential well contamination, meeting the standards, 
parking on subdivision streets, and the requests for a continuance. Mr. Bezos handed 
out a map on the site (attached). The Mundelein comprehensive plan lists the future 
use of the site as flexible. The proposed townhouse use fits within that use. Mr. Bezos 
reviewed the trip generation estimates and stated that this is not a large traffic 
generating project. Mr. Bezos reviewed the photometric plan showing that they plan to 
conform to Village codes regarding lighting and the project will have downcast lighting 
to reduce the impact to the neighbors. In regards to the well, the IEPA would have 
allowed a gas station on the same site previously which had larger potential for 
contamination. The townhouse project without basements has no contamination 
source. Mr. Bezos stated that in regard to the claim that the project does not meet the 
standards to grant a map amendment, the project meets 10 out of 12 of the standards 
as is and repeated the specific text from the ordinance "The approval of amendments is 
based on a balancing of these standards." Whereas the special use standards must all 
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be met. He further stated that a small, two-acre parcel located on a busy street does 
not lend itself to detached single-family development. He stated that the petitioner has 
met all the requirements for the requests and has given supplemental information 
regarding the neighbors' concerns. Therefore, it does not warrant a continuance.  
 
Mr. Sopata wished to speak again on the petition. He gave some history on his 
perspective of the carwash petition and stated the the IEPA did have concerns and the 
carwash had to reconfigure the site in order to move forward. Mr. Sopata quoted some 
of the mechanical requirements for placing a well near a sewage system.  
 
Chairman T. Roswick asked again if anyone would like to provide public commentary. 
Nobody indicated they would like to speak. Mr. Roswick asked C. Malec if the Village 
had received any other commentary. She indicated that the only written commentary 
received was provided (and is attached to these minutes).  
 
Chairman T. Roswick closed the floor to public commentary. 

  

 Commission Discussion  
 K. Garesche asked about the letter received from Long Grove. One of the members of 

the public addressed the letter and indicated that the Village of Long Grove had also 
requested a continuance. However, after reading, it did not mention a continuance 
request and only requested that certain topics be considered, so she requested 
clarification to make sure she had the correct letter. It was confirmed that the letter 
dated October 1 (attached to these minutes) was the only one received from Long 
Grove and requested that specific topics are addressed by the commission regarding 
the application. 
 
J. Holden spoke on the IDOT plans to widen 60/83 and modernize the traffic light. She 
asked staff if there is any additional information regarding the traffic light and what 
changes might be proposed to the timing. C. Malec stated that the information 
presented is the latest details that IDOT released. The Village does not have 
information on any proposed changes to the traffic light. 
 
The commission discussed the proposed changes. From reviewing IDOT plans,some 
inferred that IDOT is attempting to divert traffic out of the area. The commission 
discussed the Long Grove neighbors' concern with the narrow roads and lack of 
sidewalks being a danger as well as their desire to keep narrow roads and lack of 
sidewalks for the character of the neighborhood. 
 
There was further discussion on making an entrance/exit on 60/83. The previously 
proposed carwash had placed an entrance there, but this development would not have 
the same volume of traffic that would be generated by a carwash and could be a 
deterrent to residents of the development attempting to turn left in or out because it 
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could only be a right-in right-out. Further, it was discussed that while there is currently 
an access point on 60/83 via a driveway, it may or may not be viable for this project and 
the widening is up to the discretion of IDOT and could be denied.  
 
T. Roswick stated that upon review of this parcel, it does not appear that low-density, 
detached single-family is the highest and best use of the property. It has remained 
undeveloped and unoccupied for many years, and though it has had a handful of 
inquiries to develop in 12+ years, the uses were always automotive or carwash based 
and were a less desirable use next to single family. The proposed townhouse 
development would be an appropriate transitional zoning. There has not been a 
request to develop as a single-family residence to date.  
 
C. Malec refined the discussion on stormwater management. She wanted to clarify that 
this development project would be subject to the Lake County Stormwater 
Management Commission requirements. So they would be required to meet all of the 
stormwater runoff requirements.  
 
The Village Engineer found that the development is in compliance with the IEPA 
regulations regarding the concerns with the community well. In regards to the use of 
the property, it is not a carwash use and it is compatible with the residential uses 
within the neighbornhood. K. Garesche stated that perhaps the development could add 
something in the declarations regulating the use of pesticides or other forever 
chemicals to help preserve the health of the community well to the best of their ability. 
T. Roswick stated that the commission could make that a recommendation for the 
development.  
 
The commission discussed the lighting concerns. K. Garesche noted that the neighbors 
have both safety concerns with the lack of lighting, but they also seemed to prefer the 
lack of lighting within the neighborhood. The Commission asked staff what the lighting 
requirements would be. C. Malec stated that there is a zero-foot candle requirement at 
the property. The lighting cannot trespass the property lines. The project meets this 
requirement. 
 
S. Petti discussed the traffic concerns. There is development ongoing further up route 
60/83 some of which are proposed and have not yet begun, and therefore, many of the 
traffic concerns are not due to this specific development. Mr. John Sopata interrupted 
the commission discussion to state that he felt that the statement made by S. Petti was 
a hunch. T. Roswick requested that the commission go back to their discussion.  
 
K. Garesche stated that cut-through concerns could also be addressed by the Village of 
Long Grove, and it is not fully under Village control. The residents could petition their 
Village to have a cul-de-sac added to the street at the edge of their Village limits to 
remove the cut-through traffic entirely.  
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The commission discussed the architecture and materials proposed by the applicant. K. 
Anderson felt that he was comfortable with the style of the elevations, but would 
prefer higher quality materials to be used. T. Roswick asked staff if the design had 
passed through their review. C. Malec confirmed that the style of the architecture had 
gone through several iterations with feedback on staff before proceeding to the 
Planning and Zoning Commission. The applicant agreed to use all fiber cement-level 
quality siding or greater.  
 
T. Roswick initiated the conversation regarding the request from the residents 
proposing a continuance on the hearing. It was decided that historically continuances 
had been required in order for the petitioner to fulfill a request. It was asked of staff 
what a traffic study, if requested, would accomplish. C. Malec stated that a traffic study 
is limited to finding whether the current roads could handle the addition of the 
proposed development and how many trips it is expected to generate, J. Holden 
restated the point that a traffic study would not verify whether people will cut through 
Long Grove, only if the roads can handle the added traffic. Therefore, it was found that 
a traffic study would not provide additional value as there is not a question of whether 
Route 60/83 can handle 21 Townhouses. J. Holden asked if the development had ever 
had an entry point proposed on 60/83. With the IDOT planned median location on 
60/83, it would severely limit in and out of the development for residents to enter and 
exit their residents, so an entry point on 60/83 would not be suited for this project. K. 
Garesche stated that there does not appear to be any new items that the petitioner 
would need to provide to fulfill a requirement. It was decided that a continuance is not 
suitable in this case. 

  

 Map Amendment Request  
 K. Garesche moved, seconded by S. Petti, a Motion to recommend approval of a map 

amendment to rezone 301 & 319 E Route 83 from R-1 Single-Family Residential to R-5 
Multi-Family Residential (PINs:15-06-101-003 and 15-06-101-004) including the 
Findings of Fact as presented.  
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner K. Garesche 
SECONDER: Commissioner S. Petti 
AYES: T. Roswick, K. Anderson, K. Garesche, J. Holden, S. Petti, K. Teehan, T. 

Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Preliminary Planned Unit Development Request  
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 K. Garesche moved, seconded by K. Anderson, a Motionto recommend approval of a 
Preliminary Planned Unit Development for the Solaria Crossings townhouse project at 
301 & 319 E Route 83 (PINs: 15-06-101-003 and 15-06-101-004), including the Findings 
of Fact with recommended edits and the following conditions:  

1. The townhouse exteriors shall not include aluminum or vinyl siding; only fiber 
cement quality siding or greater; and 

2. If this project is found to be in violation of State law or other agency regulation 
with regards to the nearby well, the Petitioner must address said violations prior 
to submitting a Final PUD.  

 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner K. Garesche 
SECONDER: Commissioner K. Anderson 
AYES: T. Roswick, K. Anderson, K. Garesche, J. Holden, S. Petti, K. Teehan, T. 

Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Additional Recommendations  
 K. Garesche moved, seconded by J. Holden, a Motion to make the following 

recommendations regarding the development at 301 & 319 E Route 83 (PINs: 15-06-
101-003 and 15-06-101-004). 

1. The Petitioner should attempt to resolve the Village Engineer’s concerns over 
the unit with a one-car garage and one-car driveway by working with Staff. For 
the Final PUD, the Petitioner should either remove that unit or propose an 
alternative driveway configuration that is acceptable to the Village Engineer. 

2. The PZC requests that staff explore options to ease the backup on Willow Spring 
Road waiting to turn leftbound onto Route 60/83. Avenues could include 
advocating for a longer light (as part of the IDOT’s planned signal 
modernization) or extending the length of the left turn lane on Willow Spring 
Road. 

3. The Petitioner should work with Staff to develop acceptable language for the 
covenants regarding limitations on chemicals that could adversely affect the 
nearby well, and to propose that language when the project returns for Final 
PUD approval.  

 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
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MOVER: Commissioner K. Garesche 
SECONDER: Commissioner J. Holden 
AYES: T. Roswick, K. Anderson, K. Garesche, J. Holden, S. Petti, K. Teehan, T. 

Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Close Public Hearing  
 S. Petti moved, seconded by K. Garesche, a Motion to close Public Hearing PZ2025-

0035. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner S. Petti 
SECONDER: Commissioner K. Garesche 
AYES: T. Roswick, K. Anderson, K. Garesche, J. Holden, S. Petti, K. Teehan, T. 

Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 QUESTIONS AND COMMENTS  
 There were no further questions or comments.  
  

 ADJOURNMENT  
  
  

 Adjourn the Planning and Zoning Commission Meeting  
 S. Petti moved, seconded by K. Anderson, a Motion to adjourn the Planning and Zoning 

Commission Meeting of October 1, 2025.  
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Steven Petti 
SECONDER: Commissioner Kevin Anderson 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
 
The meeting was adjourned at 10:14 PM. 
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PZ2025-0035
301 & 319 E. ROUTE 83
SOLARIA CROSSINGS

Staff  Presentation
Colleen Malec, Senior Planner

October 1, 2025
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STREET VIEW
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HISTORIC AERIALS
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PREVIOUS PROPOSAL (2022)

• Petitioner: 319 IL 83, LLC

• Zoning Requests: 

• Rezoning to C-2 General Commercial (denied)

• Special Use for a Car Wash (denied)

• Setback Variation (approved)

• Plat of  Subdivision (approved)

• Use: Automated car wash with self-service 
vacuums

• Access: Route 60/83 only (RIRO)

• Denied November 2022: PZC found that an 
automotive land use that generates a large 
number of  trips was not appropriate adjacent to 
low density single family.  
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NEW PROPOSAL

• Petitioner: Verve Ventures LLC

• When: Approached Village in mid-2024; has worked 
with Staff  since then to refine site plan, engineering, 
and architecture. 

• What: 21 Townhouses – front loaded; three stories

• Ownership: Proposed as for-sale. HOA to maintain 
common areas and roadway. 

• Roadways: Private roads. One full access point on 
Willow Spring Road.

• Parking: Each unit has two-car garage, two-car 
driveway. Nine guest parking spaces. 
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ZONING REQUESTS

1. Map Amendment
• Current Zoning = R-1 Single-Family Residential.

• Proposed Zoning = R-5 Multi-Family Residential.

 R-5 is the only residential district that permits townhouses. 

2. Preliminary Planned Unit Development 
(PUD)

• Custom zoning plan for a specific area, typically for unique projects that 
don’t fit cleanly within the code.

• Sets rules for how the land can be used (in addition to or with deviations 
from the standard Municipal Code).

• Allows Village to evaluate the project comprehensively for design and 
overall compatibility.

• PUDs are approved by ordinance and negate the need for individual 
variations that would normally be required.

• Example: Grand Dominion / Del Webb

• Will return for approval of  Final PUD

Specifically Requested PUD Deviation

• The Zoning Ordinance normally requires that a 
building permit be issued within one year of  granting 
a Special Use for the Special Use Permit to stay valid. 

• Construction must commence within six months of  
issuance of  a building permit for the permit to 
remain valid. 

• The Petitioner is requesting that the permit 
application deadline be extended from one to two 
years. 
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WHAT DOES THE COMPREHENSIVE PLAN RECOMMEND?

• The Comprehensive Plan (adopted 2020) contains a Future Land Use Plan that designates an 
ideal future land use for each property. Takes into account factors such as (but not limited 
to):
 Surrounding land uses
 Economic demand and viability
 Traffic counts
 Visibility
 Property history
 Available infrastructure

• Subject property designated as “Flexible Use” because:
 High-visibility location on heavily traveled commercial intersection, but also adjacent to a 

low-density residential neighborhood.
 Multiple uses could make sense on the site but should take the surrounding context into 

consideration. 

• The previous Comprehensive Plan (adopted 2011) stated that the preferred future land use 
of  the subject property was “General Commercial” but was changed to “Flexible Use” when 
the new plan was adopted. 
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S U R RO U N D I N G  
Z O N I N G

The property sits between 
five different zoning 
districts, which range in 
intensity:

R2 Residential (Long 
Grove) – Single-Family 
Neighborhood

I Institutional – Lake County 
Traffic Court

M-1 General Manufacturing 
– New Bridge Industrial 
Development

C-4 Shopping Center –
Garden Fresh Shopping 
Center; Advantage Material 
Handlihng

C-2 General Commercial –
Office Buidling
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I D OT P RO P O SE D  ROA DWAY G EO M ET RY – RO U T E 6 0 / 8 3  I M P ROVE MEN T P RO JE CT

New left turn lane 
(1  2)

New shared-use 
path (red)

Expanded State 
ROW (yellow) 

Traffic signal 
modernization

Solaria
Crossings
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PRIOR TRAFFIC STUDY

Traffic Study from 2022 (Car Wash):
• Conducted by KLOA in 2022

• Estimated peak hour traffic volumes (ITE Land Use Code):

o Weekday morning: 24/peak hour

o Weekday evening: 71/peak hour

o Saturday midday: 152/peak hour

• Traffic created by car wash was estimated to increase Willow Spring 
Road/60/83 intersection traffic by 1-3%

• No additional traffic control improvements recommended. 

ITE Trip Estimate for Townhouses:

• Weekday peak hour (one hour between 7-9 AM)

• Average Rate: 0.52/unit/hour; Range: 0.23 – 1.14

• 21 units = Average 10.92 trips during peak hour; Range 4.83-
23.94 trips

Existing Traffic Measurements During 
Peak Hours - AM (PM)  
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TOWNER’S SUBDIVISION 
COMMUNITY WELL

1. Towner’s Community Well is located on a separate parcel at the 
southeast corner of  the site. Development restrictions within the well’s 
groundwater setback are governed by the Illinois Environmental 
Protection Agency (IEPA). 

2. The setback requirement protecting wells for unconfined aquifers is 
200 feet to prevent contamination sources within this distance. (415 
ILCS 5/14.3)

3. Not allowed within 200-foot buffer: “Potential primary or secondary 
sources” of  groundwater contamination. 
 Defined as facilities that handle, store, or dispose of  hazardous substances, 

wastes, or petroleum products (e.g. landfills, underground storage tanks, 
industrial facilities, and certain commercial operations). 415 ILCS 5/3.345

 Residential uses such as townhouses are not identified by State statute or 
IEPA rules as potential contamination sources. 

4. Prior car wash applicant worked with IEPA to establish that their triple 
basin to treat runoff  was outside of  minimum distance required.  
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STANDARDS FOR GRANTING MAP 
AMENDMENTS

a. The existing use and zoning of  nearby property.

b. The extent to which property values of  the subject property are 
diminished by the existing zoning.

c. The extent to which the proposed amendment promotes the public 
health, safety, and welfare of  the Village.

d. The relative gain to the public, as compared to the hardship imposed 
upon the applicant.

e. 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 one 
(1) or more uses permitted under the existing zoning classification.

f. 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.

g. The evidence, or lack of  evidence, of  community need for the use 
proposed by the applicant.

h. The consistency of  the proposed amendment with the Comprehensive 
Plan.

i. 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.

j. The extent to which the proposed amendment creates 
nonconformities.

k. The trend of  development, if  any, in the general area of  the 
property in question; and

l. 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.

20.16.020(E): The planning and zoning commission recommendation and 
the village board decision on any zoning amendment, whether text or map 
amendment, is a matter of  legislative discretion that is not controlled 
by any particular standard. However, in making their recommendation 
and decision, the planning and zoning commission and the village board 
shall consider the following standards. The approval of  amendments is 
based on a balancing of  these standards.

Page 26 of 105Page 28 of 162



STANDARDS FOR GRANTING A 
SPECIAL USE (PUD)

a. 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.

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

c. The special use in the specific location proposed is 
consistent with the spirit and intent of  this Ordinance 
and the Village land use policies.

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

20.16.040(E): No special use shall be recommended 
for approval by the planning and zoning commission 
and approved by the village board unless it has made 
findings, based upon the evidence presented at the 
public hearing, to support each of  the following 
conclusions.
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QUESTIONS FOR STAFF?
NEXT: PETITIONER’S PRESENTATION
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Planning and Zoning 
Commission Meeting

Petitioner : Verve Ventures LLC

Oct 1, 2025 – 7:00 pm

Village Hall –Board Room
300 Plaza Circle, Mundelein, IL -60060
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Solaria Crossings - Presenters and Overview

PUD – Scope & 

Introduction

Peter C. Bezos
Attorney

Project Vision

Venu Kakumanu

Verve Ventures

Petitioner

Lead Presenter

Hemal Purohit
Lead Architect

Site Plan

Abhijit Veer
Civil Engineer
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PUD Intro – Subjected Property Introduction 

01

Property Information

Address: 319 and 301 IL Rt 83, Mundelein, IL -60060

Property Index Numbers (PIN): 15-06-101-003 and -004
Size of Property: 1.992 acres

03

Proposed Special Use

Current Zoning: R-1

Proposed Zoning: R-5 PUD

Proposed Use: Townhome Community

Section Of Zoning Ordinance:

20.16.00, 20.16.040, 20.16.050 and 20.28.010

04

Petitioner Information

Business/Org. Name:  Verve Ventures, LLC

02

Description of Special Use

Petitioner requests that the Property which is the 

subject of this Petition be rezoned from R-1

residential to R-5 residential and that a special use 

for a planned unit development be approved so as 

to permit its development and use for a townhome 

community to be known as Solaria Crossings 

Townhomes in accordance with the plans 
submitted 
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PUD Intro- Location Advantages

01 Access

02 Transportation & Public Infrastructure

• Property is adjacent to major roads and have 

excellent access to get in and get out.

• Accessibility to shopping, schools, banks, hospitals, 

parks and recreational facilities.

• At the corner of a nice residential community which 

would add lot of value to both current and future

residents.

Great Location for a High-Density housing

• Proximity to major highways US-45, IL-83, IL-60, 

IL-176.

• Minutes away from train stations.

• Access to water, sewer, and stormwater systems, 

as well as electricity and gas.

03 Education & work life

• Access to excellent public-school districts, 

highlighted by Stevenson High School.

• Connectivity to major employment hubs, including 

industrial parks, corporate campuses, and direct 

transport links to Chicago.
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PUD Intro- Location Advantages

01

Mundelein is great choice for Solaria Crossing Townhomes

• Situated in Lake County with convenient access to Chicago and major airports

• Excellent schools, abundant parks and trails, diverse shopping and dining, recreational facilities, 

and a wide range of community amenities.

• Award-winning fire and police services, a highly regarded library, and a commitment to 

transparent governance.

• Mundelein is home to signature community events and a vibrant social scene.

• A welcoming environment for small business development and continued residential growth.

Summary

• Mundelein is a balanced, growing suburb—boasting a solid local economy, 

quality education, vibrant community life, and strong municipal backing.

• Ideal environment for a residential subdivision that appeals to families, young 

professionals, retirees, and anyone seeking long-term investments in 

community-oriented living.
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PUD Process – History

Jun 24

Initial Meeting

Project team met with 

the village 

Community 
Development team

Dec 24

Iterations 1 & 2

Confirmed the site’s 

suitability for high-

density housing

Feb 25

V1 –Site Layout

Initial site layout 

submitted for staff 

review

Mar 25

Staff Review

Received feedback on 

impact fee schedules, 

fencing, sidewalks, waste 

management and HOA 
scope

Apr 25

V2- Architectural

Revised engineering, 
architectural plans

Jun 25

Staff Review

Multiple conversations 

with Village staff 

regarding plan 
improvements

July 25

V3-Full Set

Submitted ‘preliminary’ 

site, architectural, 

photometric, and 
landscape plans

Oct 25

Planning & 

Zoning 

Commission  

Incorporated Village staff 

feedback and presenting 

proposed plan
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Proposed Townhouses Overview

01

Number of Units

Proposed 21 units across three elegant townhome buildings.

02

Building Design

Urban modern luxury design features with spacious interiors.

03

Site Accessibility

Easy access to major roads and community amenities.

04

Zoning Compliance

Achieve maximum zoning requirements with adequate setbacks 
and density.

05

Community Benefits

Supports local businesses while attracting new residents.

06

Economic Strategy

Offering competitive pricing for quality, spacious homes of 
approximately 2100 sq ft with an additional two car garage.

07
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Design – Architectural design

.
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Site Plan- Site Layout & Review Process

01

Survey and Topography

• Exhibit provided and preliminary review completed.

02

Density

• 21 Units - Meeting zoning ordinance for R5.

03

Entering and Exiting Site

• Exhibit provided and preliminary review completed.
• Exiting and entering from Willow Spring Road. 

.

04
Setbacks

• Exhibit provided and preliminary review completed.

05

Interior Roads and Fire truck turns

• Exhibit provided and preliminary review completed.

06
Sidewalks 

.

Site Plan -Main Plan.pdf

• Exhibit provided and preliminary review completed.
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.

Site Plan -Main Plan.pdf

07

Tree Preservation, Erosion and 

Sedimentation plan

• Exhibit provided and preliminary review completed.

08

Utilities

• Exhibit provided and preliminary review completed.
• Updated plan with the most recent changes requested.

09

Demolition Plan 

• Exhibit provided and preliminary review completed.

10
Striping and Signage Plan

• Exhibit provided and preliminary review completed.

Auto turn Radius

• Exhibit provided and preliminary review completed.

12
Parking Regulations

.• Provide adequate off-street parking spaces as mandated.

Site Plan- Site Layout Considerations

11
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.

13

Photmetric Study

• Exhibit provided and preliminary review completed.

14

Landscape Plan

• Exhibit provided and preliminary review completed.

15

Fencing Requirements

• Included in the master plan. Exhibit and preliminary review 
completed.

16

Garbage Disposal

• Contacted Groot (Waste management Service Provider) and 
clarifications provided.

17

Homeowners Association –Bylaws  

• Touch based on this topic and the exhibit to be created in 
near future phases.

06 .

Site Plan- Site Layout Considerations

1

Page 39 of 105Page 41 of 162



Design – Architectural design

.
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Design – Architectural design

01 Front Elevation
• Proposed 21 units across three elegant townhome building

• Three-floor, urban luxury design with spacious interiors 02 Rear Elevation

.
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Design – Architectural design

03 Left Elevation 04 Right Elevation

.
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Design – Architectural design

Size 

• Offering over 2,100 sq ft of 
thoughtfully designed living 
space.

• 3-bedroom townhomes.

• Finished space on the first 
floor with attached garage.

Features

.

• Open-concept layouts.

• Gourmet kitchens with 
designer cabinetry, quartz 
countertops, and 
stainless-steel appliances.

First FloorSecond FloorThird Floor
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Next Steps

01 ZONING/PUD Approvals 

Get through the approval stages.

02 Formalize Finals Plans

03Obtain Permits

04Implement

Target Start Mar-2026
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Address

319 IL Route 83, Mundelein, IL

Email Address

venukakumanu@icloud.com

Contact Number

(224) 321 2608

THANK YOU
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MEMORANDUM

To:
Colleen Malec, AICP
Senior Planner
Village of Mundelein
300 Plaza Circle
Mundelein, lL 60060
D 847-949-3289 | O 847 -949-3282
cmalec@mundelein.org

Date:
September 24,2025

Subject:
Trip Generation Estimate - 21 Three-Bedroom Townhome Units
Mundelein, lL

Dear Ms. Malec,

This memorandum provides a trip generation estimate for the proposed development of twenty-one (21) three-
bedroom townhome units within the Village of Mundelein, lllinois. The analysis references the lnstitute of
Transportation Engineers (lTE) Trip Generation Manual, 11th Edition, using Land Use Code220 - Multifamily
Housing (Low-Rise), which encompasses townhomes and similar attached residential units up to three stories.

Trip Generation Summary -21Three-Bedroom Townhome Units

a Daily (Weekday):
Trip Rate per Unit: 7.32
TotalTrips: 154

AM Peak Hour:
Trip Rate per Unit: 0.44
TotalTrips: 9
lnbound: 25o/o (=l 171p31

Outbound: 75% (=/ 11pt;

PM Peak Hour:
Trip Rate per Unit: 0.52
Total Trips: 11

lnbound: 63% 1=7110t;
Outbound: 37% 1=4110.;

a

a

These rates reflect average suburban conditions and are not adjusted for transit availability or internal capture
Bedroom count is not a primary variable in ITE trip generation methodology; however, three-bedroom units
typically align with standard household occupancy assumptions embedded in the dataset.

Conclusion:

The proposed 21-unit townhome development is expected to generate approximately 154 daily vehicle trips,
including 9 trips during the AM peak hour and 11 trips during the PM peak hour. These volumes are consistent
with low-rise multifamily residential uses and are not anticipated to create adverse impacts on the surrounding
roadway network.
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Public Commentary Received 
Prior to Public Hearing 

(10/1/25)

PZ2025-035
Solaria Crossings
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o Whether there are retention, detention, or green infrastrncture 
components included in the site design to limit discharge 
during major storm events. 

• Potential Impact to Existing Wells

There is a known community well located on the southeastern portion
of the property that services residents of the Towners Subdivision,
adjacent to the proposed development. The Village requests
confumation of:

o Whether this well will be preserved and protected,
o And whether any constrnction activities or changes in

drainage/hydrology could impact the availability or quality of

the well water for cunent users.

Thank you in advance for your attention to these comments. We welcome 
further dialogue and request that responses or plan revisions addressing the 
above points be shared with the Village for continued review. 

Sincerely, 

�� 
Bill Jacob 
Village President 

Village of Long Grove 
3110 Old McHe111y Road 

Long Grove, Illinois 6004 7 
847-634-9440 I Fax: 847-634-9408
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September 24,2025

Mr. Terry Roswick
Chair, Planning ad Zoning Commission
c/o Amnnda Orenchuk. Community Development Dirwtor
Village of Mundelein
3@ PlazaCircle
Mundelein,Il 60060

RE: RSOIIEST F.o.R COFTEI{UANCE
Proposed'Market Lane Tovmhotse Developnent"
301-319 E. tL Rt 83, Mundelein,IL
Presently Schedulcd PZC Hearing: October 1,2A25

Dear Planning and Zoning Commission:

My name is Robert Lass. I arrr an ovmer/occupant of 7066 RF'D" Long Grbve, IL, asingle-family
home within 250 fee{ of the above-refcrenceq profx}scd project.

With this lettcr, I rcqued a continurnce of the hcrring bofore tte Vilhge of Muudclcin
Planning and Zoning Connbrion, which I undersand is presr'ntly schedulcd for October I,
2025. I have qw$ions and concerns about the pmposed project and nsed additional time for
review and anal;-sis.

Thank you for your consideration.

'.-4 ':
l

_- 'rl.' -. ,--.. *-r., 
--*''I

Robert lass
7066 RIrD
Long Crrove, IL
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BULLETIN 60-20

STATE OF ILLINOIS

DEPARTMENT OF REGISTRATON AND EDUCATION

by DOROTHY M. WOLLER and JAMES P. ctBB

;$;c,sc

P ub lic Gro u n dw ater S applie s

in Lake County

ILLINOIS STATE WATER SURVEY

URBANA

1976
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a

TOWNER SUBDIVISION
Towner Subdivision (est. 228), located I mile south of The well is cased with 8-in. pipe from 0.3 ft above the con-

Mundelein, installed a public water supply in 1910. The crete pedestal to a depth of 180 ft.
water system is owned and operated by the Towner SuMi- In Dcccmber 1959, the nonpumping water level was 16.

vision Water Association. Two wells (Nos. 2 and 3) are in ported to be 67 ft and in 1965, it was reported to be 75 ft.
use. In 1953 there were l0 services, none metered. ln 1974 The pumping cquipment presently installed is a Red
lhere were 66 services, none metered; the average and rnax- Jacket submersible pump set at 126 ft, rated at 100 gpm, and
imum daily pumpages were24,073 and 36,000 gpd, respective- powered by a lQ-hp Franklin electric motor.
ly. The water is not treated.

WELL NO. l, finished in Silurian dolomite, was com- * WELL NO. 3, finished in Silurian dolomite, was completed

plered in l9l0 to a depth of 265 ft by H. Luebbe, Mundelein.' in April 1957 to a depth of 280 ft by Henry Boysen, Liberty-

This well was abandoned and sealed with concrete in 1957. ville. The well is located approximately 650 ft S and 750 ft

ThewellwaslocatedwestofWillowSpringsRoad,approxi- EoftheNWcornerof Section6,T43N, RllE. Thelandsr-
mately 860 ft S and 900 ft E of the NW corner of Section face elevation at the well is approximately 760 ft.

6, T43N, RllE. The land surface elevation at the well ir A drillers log of Well No. 3 follows:
approximately 755 ft.

The well was cased with 4-in. pipe from 0.7 ft above the
pumphouse floor to an unknown depth followed by a 2-in.
pipe to an unknown depth.

WELL NO. 2, finished at the top of the Silurian dolomite,
was completed in 1950 to a depth of I80 ft by Fred Kiene,
Mundelein. The well is located north of Osage Road and I

block west of Route 83, about 0.5 mile southeast of Well No.
l, approximately 2125 ft S and 2900 fi W ofthe NE corner
of Section 6, T43N, RllE. The land surface elevation at rhe
well is approximately 728 ft.

The following mineral analysis made by the lllinois Envi-
ronmental Protection Agency (Lab. No. C005343) is for a

water sample from the well collecled January 29, 1974, after
30 min of pumping.

WELL NO.2, LABORATORY NO. C0053{3

,ng/t mell

Thickness Depth
(ft)

197
235
280

Strala

Clay
Clay and gravel
Limestone

A 6-in. diameter hole was drilled to a depth of 280 ft.
The well is cased with 6-in. pipe from I ft above the pump-
house floor to a depth of 241 fl.

Upon completion, the well reportedly produced 50 gpm
with a drawdown of 75 ft from a nonpumping water level of
85 ft below land surface.

The pumping equipment presently installed consists of a

3-hp electric motor, a Red Jacket submersible purnp (Serial
No. BPI0376) set at 168 ft, rated at 45 gpm, and has 168 ft
of 2-in. column pipe.

The following mineral analysis made by the Illinois Envi-
ronmental Protection Agency (Lab. No. 03538) is for a water
sample from the well collected December 27,19'7 l, after 30
min of pumping at 45 gpm.

WELL NO.3, LABORATORY NO.03538
,ry/l mcll mgrt mal

(ft)

197
38
45

Iron
lllnirnaa
Anrmonllm
Sotllurn
Fot{rtum
C.ldum
la.inGlum
Aflanlc
Lrlulrr
@c9.,
C.dmlul[r
Chroriaurn
LId
l,,arctdy
Nlcl(.|
I'tllrlsm
Sllr,
CYrolt!.
Zlrc

lSlllcr
Fluorldc
B6aon
Nltr.t
Chlorlrlc
3ulfrtc
Allollnny

srq
F
I
Noa
ct
sor

(.i crCoi)

t.,
22
t,
2A

ng/l rac/l
l5!
OJ OIt'
0.,
0J ollt
e 0.17

626 I 3 lto
t6 t .71

Iron
ll.nltna..
Amrnonlum
Sodlum
Fotartasm
C.lclum
lr.f,tcrlum

Crrlurr
co9Pa?
Caal,t{um
OtTornlum
L.O
lrarcury
NacX.l
Slnr
?nc

DH (6 r.c'd)
R.dlo*llYlty

P,,Di|. gc/l
tdov,rtlon
B,,ttgc/l
td.vhllo.l

t! 0.r
Mn 000
NHl t.t 0 Jl3
N. ll0 {,r3
K l.a 0r3
Cr t6 tl .7t
Mr 59 116
A. 0.00
t0,
Cu 0.00
cd 0!0
Cr orC
Pb 0r0
Hr 0-0000
NI OJ
s. 0It0
A9 0o0
cN 0rl
Zn 0.00

Hrrtlnlrr (rC.COp{f2 9rl
Totll.la.rolraO
rrtnfal' 102?

7.5

0,0
0,
0,

33
tt

36
35

3J0
0r.
r.80
2tt

a.0a
0.t a
EIT
?32

sr[c. Sto2 l,
Fl uorldr F 0.?
Soion B 0,7
Nltr.to NOt 3.5
Chlorldc Cl t.0
Srrlt tr SOt 262
Alk.llnny (.3 c.cor l t 6
Hrrdnc$ (.i C.CPlr2ao
Total dlarotYac
mlnararr 511

9H lr,rcc'd, ,,9
R.dloactlvtly
,{D/tt ocll o
tocvtriton I
aor.gctl I
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F'
Mn
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NI
K
C.
Mg

t
Cu
c{
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Pb
H0
NI
A9
26

0ra

An 8-in. diameter hole was drilled to a depth of I80 ft.

0.0
0,
0.00
00
0r0

< 0.0005
0,
0a
0Jt

78
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FINDINGS OF FACT – Solaria Crossings Townhouses – PZ2025-0035 

1. Special Use (Planned Unit Development) 

CASE NUMBER PZ2025-0035 
PUBLIC HEARING 
DATE 

October 1, 2025 

On October 1, 2025, the Planning and Zoning Commission voted 7-0 to recommend approval of a special use permit for a 
Planned Unit Development (PUD) for the Solaria Crossings townhouse project at 301-319 E. Route 83, with conditions.   
No special use shall be recommended for approval by the Planning and Zoning Commission and approved by the Village Board 
unless it has made findings, based upon the evidence presented at the public hearing, to support each of the following 
conclusions. 
1. 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. 
Draft Approval The proposed townhouses would not be expected to endanger the public health, safety, or general welfare, 

as the proposed residential use does not introduce any high-intensity activities with potential for noise, 
contamination, unreasonable traffic, or safety issues.      

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

special use.   
Draft Approval The property is located along a heavily traveled commercial corridor and faces two shopping centers, an 

office building, and an industrial facility. It also backs up to a low-density single-family residential 
neighborhood. The location is unique in that it is surrounded by at least five different zoning districts, which 
range considerably in intensity. The subject property functions as a critical transition area between 
low-density single-family residential and higher-intensity commercial and industrial uses. A medium-
density residential development, such as townhomes, provides an appropriate and context-sensitive buffer 
in this location. This use mitigates the stark contrast that would otherwise exist between the residential 
neighborhood to the south and the surrounding manufacturing and commercial districts, offering both a 
physical and visual transition that is consistent with sound planning principles. 

Draft Denial  
3. The special use in the specific location proposed is consistent with the spirit and intent of this Ordinance and the Village 

land use policies. 
Draft Approval The Comprehensive Plan’s designation for the property in question is noted as “Flexible Use” due to its 

location along a heavily traveled commercial corridor but adjacent to a low-density residential 
neighborhood, implying that multiple uses could make sense on the site but should take the surrounding 
context into consideration. The proposed residential townhouse use and density is consistent with the spirit 
of the Comprehensive Plan. 

Draft Denial  
4. The special use conforms to the applicable regulations of the zoning district in which it is to be located. 
Draft Approval The project is compliant with the regulations under the R-5 Multi-Family Residential district, with the 

exception of deviations granted as part of the Preliminary PUD approval.  
Draft Denial  

 

2. Map Amendment 

CASE NUMBER PZ2025-0035 
PUBLIC 
HEARING DATE 

October 1, 2025 

On October 1, 2025, the Planning and Zoning Commission voted 7-0 to recommend approval of a map amendment to rezone 
the property at 301 and 319 E. Route 83 from R-1 Single-Family Residential to R-5 Multi-Family Residential.   
The planning and zoning commission recommendation and the village board decision on any zoning amendment, whether text 
or map amendment, is a matter of legislative discretion that is not controlled by any particular standard. However, in making 
their recommendation and decision, the planning and zoning commission and the village board shall consider the following 
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standards. The approval of amendments is based on a balancing of these standards. 
1. The existing use and zoning of nearby property. 
Draft Approval The property is unique in that it is surrounded by at least five different zoning districts, which range 

considerably in intensity. Nearby zoning districts include low-density residential, institutional, general 
commercial, shopping center commercial, and general manufacturing. The property’s highest and best use 
is flexible as a result.  

Draft Denial  
2. The extent to which property values of the subject property are diminished by the existing zoning. 
Draft Approval It is unknown whether the property values of the subject property are currently diminished by the existing 

use of the property; however, in the past decade, Staff has received no inquires from developers seeking to 
construct anything on the property that is permitted under the R-1 Single-Family Residential zoning 
designation. All inquiries have been for townhouses, gas stations, or car washes.  
 
Furthermore, it is unlikely that a developer would pursue a single-family project of the size and density 
supported by the site, due to the location along a heavily trafficked and commercial corridor, and the lack 
of return on the low number of units.   

Draft Denial  
3. The extent to which the proposed amendment promotes the public health, safety, and welfare of the village. 
Draft Approval The amendment promotes the public health, safety, and welfare of the Village through the addition of 

housing – in a county experiencing a critical housing shortage. Construction of housing in Lake County is 
falling behind population growth, rising costs, and a lack of affordable housing. Furthermore, the project 
also removes an aging and dilapidated structure that receives complaints from nearby residents. The project 
also removes overgrown vegetation that blocks sightlines around the Route 60/83 and Willow Spring Road 
intersection. Residents that testified at previous hearings for the subject property stated that the vegetation 
blocked drivers on Route 83 from seeing cars waiting at the light, causing many near-accidents over the 
years.  

Draft Denial  
4. The relative gain to the public, as compared to the hardship imposed upon the applicant. 
Draft Approval The Planning and Zoning Commission found that the introduction of additional housing options to the 

community, is a valid and important gain to the public when compared to any hardship experienced by the 
applicant.  

Draft Denial  
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 one or more of the uses permitted under the existing zoning classification. 
Draft Approval From a practical perspective, the property could in theory be subdivided into 3-7 single-family residential 

lots (minimum of 12,000 SF in area and 80’ in lot width), based on a simple division of total lot area and 
frontage. This does not take lot configuration and roadways into account. From an economic perspective, it 
is unlikely that a residential developer would pursue a single-family project of this size and density, 
particularly at such a heavily trafficked and commercial corner. For perspective, the only inquiries Staff has 
received in the past ~10 years from parties interested in developing this site have been for townhomes, car 
washes, and gas stations. 

Draft Denial  
6. The length of time that the 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 property contains a residential structure. It is unknown to the commission whether it is occupied.  
Draft Denial  
7. The evidence, or lack of evidence, of community need for the use proposed by the applicant. 
Draft Approval There is a need for housing in Lake County – in order for Lake County to attract and retain residents and 

businesses, it must have a diverse housing stock that provides options for households at different life stages, 
ages, incomes, and sizes. The lack of housing limits the community’s ability to attract and retain workers, 
particularly with an aging population, and projected decline in the working age population.  

Draft Denial  
8. The consistency of the proposed amendment with the comprehensive plan. 
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Draft Approval The Comprehensive Plan’s designation for the property in question is noted as “Flexible Use” due to its 

location along a heavily traveled commercial corridor but adjacent to a low-density residential 
neighborhood, implying that multiple uses could make sense on the site but should take the surrounding 
context into consideration. The proposed residential townhouse use and density is consistent with the spirit 
of the Comprehensive Plan. 

Draft Denial  
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 the interest of the applicant. 

Draft Approval The Planning and Zoning Commission found that the introduction of additional housing options to the 
community benefits the residents of the Village as a whole beyond just the applicant.  

Draft Denial  
10. The extent to which the proposed amendment creates nonconformities. 
Draft Approval The proposed amendment would create a nonconformity only if the existing single-family residential 

structure were left undemolished.  
Draft Denial  
11. The trend of development, if any, in the general area of the property in question. 
Draft Approval The trend of development in the general area of the property in question is mixed and ranges from single-

family residential, to industrial, to commercial.    
Draft Denial  
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 site is served by adequate public facilities.  
Draft Denial  
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To: Commission Members 

From: Colleen Malec, Senior Planner 

For: Planning and Zoning Commission Meeting of October 15, 2025 

Subject: PZ2025-0036 – Best Self Storage – 3400 W. Route 60 - Variations regarding Use, 
Parking Spaces, Photometric Plan, and Design Standards  

 
Attachments: 
1. Certificate of Publication 
2. Petitioner's Packet  
 
Background: 
 
Petition Information 
 
Petitioner: 

Nelson Property Acquisitions 
PO Box 161 
Elm Grove, WI 53122 

         
Property Owner: 

Mundelein 83 III LLC 
3400 W. Route 60 
Mundelein, IL 60060 

 
Property Location:     

3400 IL Route 60 (Mundelein Crossings) 
 
Existing Zoning:    

C-4 Shopping Center Commercial 
 
Existing Land Use: 

Undeveloped 
 
Proposed Land Use:     
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Mini-Warehouse (Self-Storage Facility) 
 

 
 
Property History 
 
The subject property is a vacant, undeveloped lot on the northwest end of the Mundelein Crossings 
Shopping Center. It is under common ownership with the rest of the center.  
 
The applicant, Nelson Development, presented an early version of a concept for a self-storage facility 
to the Village Board on May 12, 2025, for informal feedback. This preliminary discussion allowed the 
Board to share initial impressions on a project that requires a Use Variation, helping to identify any 
major concerns and reduce uncertainty before the applicant proceeds with the formal entitlement 
process and associated costs. 
 
Summary of feedback from the Village Board: 

• Overall support for allowing the concept to advance for more detailed review, and a desire to 
see more information and a final design. 

• Mixed opinions on the use itself - some Trustees saw it as a practical redevelopment 
opportunity for a long-undeveloped site, while others felt self-storage is not an ideal use for 
such a visible entryway site. 

• Strong emphasis on high-quality design and appearance, given the site’s visibility near major 
commercial areas. 

• Recognition of potential financial benefits from property taxes and the Village’s storage space 
fee. 

• Concern that the Village may already have an ample supply of storage facilities compared to 
nearby communities. 

 
Since that time, the applicant has worked with staff to further develop the architectural design of the 
facility. 
 
Project Details 

• What: Self-storage facility with two components: 1) Indoor, climate-controlled units in a 
three-story building; and 2) Outdoor, drive-up garage units.  

• Architecture: Farmhouse-inspired to reflect surrounding area. White Hardie siding (both 
horizontal and board and batten), a dark grey standing seam metal roof, and other decorative 
elements evoke the farmhouse feel.  

• Parking: Six parking spaces (including one ADA space).   
• Access: The development is accessed from IL Route 60. Visitors enter from a private driveway 

that runs along the northwest side of Home Depot.   
• Stormwater: No detention or retention basins are necessary for the subject property. This lot 

is tributary to the Mundelein Crossings Detention Basin 4 that allows for 85% impervious 
coverage. The proposed improvements will cover a 72% area, and therefore no additional 
detention is required.  
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• Landscaping: The landscape plan features: 
o Approximately 80 existing trees around the perimeter of the site to be preserved; four 

trees to be removed.  
o Additional trees to be planted: 13 canopy trees, 6 ornamental trees, 12 evergreen 

trees 
o Foundation landscaping provided along the southwest and southeast perimeters of the 

site.  

 
Figure 3: Site Plan and Area Map 

 
  
 
Figure 4: Street View of Subject Property from IL Route 60 
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Figure 5: Architectural Renderings 

 
 

 
  
 
 Zoning Variation Requests 

1. Use Variation 
Self-storage (or “mini-warehouse” in the Zoning Ordinance) is not permitted by right in the C-
4 Shopping Center zoning district. It is permitted in the following districts: C-3 Heavy 
Commercial, M-1 General Manufacturing, and M-MU Manufacturing Mixed-Use.  
  

2.  Parking Variation 
The Zoning Ordinance requires 1 space per 25 storage units for self-storage facilities, which 
might warrant future reevaluation due to the excessive number of spaces required. The code 
does not differentiate between indoor and outdoor garage units, which users typically drive 
up to. 
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The project proposes 1,425 units, which would require 57 parking spaces. The applicant is 
requesting that this be reduced to six parking spaces (includes one ADA space).  
 

3. Photometric Variation 
The applicant very closely meets the 0.0 footcandle limitation at the property line, but in 
some areas, it exceeds zero. The highest proposed light level at the property line is 1.2 
footcandles along the southwest site boundary.  
  

4. Design Standard Variations (4): 
1. Building Entrance Orientation – For shopping centers, the Zoning Ordinance requires 

that the primary façade of the building be oriented towards the street with entrances 
facing or clearly visible from the primary street. For this proposal, the garages are 
located at the front of the site, with the main building located towards the rear. This 
layout obscures the main entrance from Route 60, and does not become visible until 
the user approaches the facility entry drive. The main building, which is the tallest 
building in the proposal, was relocated to the back of the site due to a request by the 
neighboring big box retailer to not block sightlines to their building.  
 

2. Ground Floor Transparency – Shopping centers are required to have at least 50% 
transparency along the ground floor elevation between 2’ and 8’ above grade, which 
applies to any walls that front a public street or access area. The intention is to allow 
views of indoor space and product display areas. The applicant has requested a waiver 
from this requirement.  
 

3. Roofline Articulation – Shopping centers are not permitted to run in a continuous 
plane for more than 100’ without offset. They must be “broken up” through 
articulations in the façade, change in the height, or change in color, material, forms, 
etc. There may be portions of the main building near the back of the site that do not 
meet this requirement, so the applicant requests a variation to permit the roofline 
articulation as shown on the attached plans.  
 

4. Building Materials (Metal Panels)– Shopping centers are not permitted to use metal 
panels on exterior elevations. They are limited to clay brick, natural or cast stone, 
stucco, wood, and architectural precast concrete. See the Building Elevations within 
the Petitioner’s Packet. The applicant proposes a range of materials, with some areas 
featuring architectural insulated metal panels: 
 

i.  Stone masonry 
ii. Architectural insulated metal panel (regal white, embossed finish) 

1. Primarily facing internally or to the rear 
iii. James Hardie cementitious siding (both board and batten and horizontal) 
iv. Standing seam metal roof (zinc grey) 

 
Staff Comments 
 
The following comments were received by Staff: 
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Public Works/Engineering Department (Adam Boeche) 
 

1. The site was part of the Mundelein Crossings development so utilities are waiting for them on 
site. 

 
Public Comments 
 
No public comments were received as of the writing of this staff report.  
 
Comprehensive Plan 
 
The Comprehensive Plan recommends auto-oriented small- to mid-size retail on the subject property. 
Other relevant goals and objectives: 

• Support and encourage an appropriate mix of retail, office, service commercial, and industrial 
activities to be organized by use and concentrated within or near areas of complementary 
uses. 

• Encourage the maximization of retail sales tax generating uses in all commercial corridors and 
centers. 

• Ensure that new development and redevelopment is thoughtfully designed in way that is 
complementary to adjacent development. 

 
Analysis 
 

1. Use Variation: 
The C-4 Shopping Center District is generally intended for active, customer-oriented 
commercial uses. Self-storage facilities are typically permitted only in manufacturing districts 
or the C-3 heavy commercial district, where lower traffic generation and internalized activity 
are more consistent with surrounding uses. In shopping center districts, self-storage is usually 
discouraged because it can limit opportunities for traditional retail and other high-activity 
commercial tenants. 
 
However, the subject property has remained undeveloped for more than 20 years despite 
surrounding commercial investment, suggesting market challenges for typical C-4 uses. The 
site is located at the northwest corner of the Village, surrounded by a mix of zoning districts: 
 
Southeast – C-4 Shopping Center Commercial 
Northwest – R-1 Single-Family Residential (default zoning assigned to Ivanhoe Village 
annexation) 
Southwest – R-3 Single-Family Residential (Sheldon Woods) 
Northeast – Vacant/wetlands 
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There are currently no self-storage facilities in the northwest quadrant of Mundelein, nor 
within a two-mile radius, even as this area continues to develop as the Village’s primary 
residential growth corridor. Staff finds that the proposed use could meet a market need while 
improving a long-vacant site, provided that the design and architecture are held to a high 
standard appropriate for this highly visible entryway into the community. 
 

2. Architecture Expectations: 
Because the applicant is seeking a Use Variation to allow a self-storage facility in a district 
where it is not otherwise permitted, design quality was a central focus throughout staff’s 
review. The project has undergone multiple rounds of revision in response to staff feedback, 
with an understanding that approval in this location would require the applicant to go above 
and beyond the typical architectural expectations for a self-storage use. 
 
The resulting concept features a farmhouse-inspired architectural style, intended to reflect 
and complement nearby agricultural and equestrian influences as well as the forthcoming 
Ivanhoe Village development. Given the site’s position as a highly visible gateway into the 
community and its proximity to a heavily visited shopping center, staff emphasizes that 
exceptional architecture and landscaping are essential to ensuring compatibility and visual 
quality. In staff’s view, this higher level of design attention is what makes the requested Use 
Variation supportable and key to the project’s potential success at this location. 
 

3. Design Requirement Variations: 
Staff supports the requested design variations, as the C-4 Shopping Center design standards 
were written with large-format retail buildings in mind and do not translate cleanly to a self-
storage use. Requirements such as ground-floor transparency, extensive roofline articulation, 
limits on metal wall panels, and visibility of main entrances are intended to promote active, 
customer-facing environments along retail corridors. In contrast, self-storage facilities are low-
intensity uses with minimal customer traffic and limited need for display windows or 
prominent entry features. 
 
Applying these standards literally would be both impractical and unnecessarily burdensome 
for this type of building, without yielding meaningful public benefit. The proposed design 
instead focuses on overall architectural quality, materials, and visual integration with its 
surroundings, which staff finds to be a more appropriate interpretation of the C-4 design 
intent in this context. 
 

4. Parking Variation: 
The zoning ordinance requires one space per 25 storage units, which would total 
approximately 57 spaces for this development. This requirement appears excessive for the 
operational needs of self-storage facilities and may warrant future reevaluation. The 
applicant’s narrative states that their experience is to expect an average of eight vehicles per 
hour for a 1,425-unit facility, with many customers accessing drive-up units directly rather 
than parking in front of the office. 
 
To evaluate the request, staff reviewed three existing self-storage sites in Mundelein and their 
average parking utilization based on periodic aerial imagery: 
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Extra Space Self Storage (Lake) – 6 spaces provided; average 0.5 spaces in use 
Extra Space Self Storage (Townline) – 9 spaces provided; average 1.8 spaces in use 
StorageMart – 17 spaces provided; average 1.1 spaces in use 
 
StorageMart received a variation in 2015 reducing required parking from 40 to 17 spaces, 
along with similar variations for the land use and metal panels. Based on observed utilization 
and comparable approvals, staff supports the applicant’s request to reduce the required 
parking. 
 

5. Lighting Variation: 
Staff supports the requested variation to allow higher light levels at the property line, as the 
site is located within a larger shopping center where achieving zero foot-candles at the 
shared parcel line is impractical and would result in reduced visibility and safety within the 
shopping center.  

  
 
Recommendation: 

1. Motion to recommend approval/denial of a Variation from Section 20.32.020 to permit a 
Mini-Warehouse facility in the C-4 Shopping Center zoning district at 3400 W. Route 60;  
 

2. Motion to recommend approval/denial of a Variation from Section 20.56.130 to reduce the 
number of required parking spaces to six spaces for a Mini-Warehouse at 3400 W. Route 60; 
 

3. Motion to recommend approval/denial of a Variation from Section 20.52.040(A)(1) to 
increase the maximum footcandles at the property line from 0.0 footcandles to 1.2 
footcandles for a Mini-Warehouse at 3400 W. Route 60;  
 

4. Motion to recommend approval/denial of a Variation from Section 20.32.040(C)(1)(c) to 
permit a primary façade that is not oriented towards or clearly visible from the primary street 
for a Mini-Warehouse at 3400 W. Route 60; 
 

5. Motion to recommend approval/denial of a Variation from Section 20.32.040(C)(2)(d) to 
waive the ground floor transparency requirements for a Mini-Warehouse at 3400 W. Route 
60; 
 

6. Motion to recommend approval/denial of a Variation from Section 20.32.040(C)(3)(a) 
regarding roofline articulation for a Mini-Warehouse at 3400 W. Route 60; and 
 

7. Motion to recommend approval/denial of a Variation from Section 20.32.040(C)(4)(b) to 
permit metal wall panels for a Mini-Warehouse at 3400 W. Route 60. 
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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 09/29/2025 

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 # 307226 *LAKE* 
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 

Page 3 of 10 
 

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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Identified Variations - 3400 W IL Route 60
Zoning 
Section Zoning Requirement Variation Request

20.32.020 Permitted Use: Per Table 20.32-1, Mini-Warehouse is not a permitted use in 
C-4.

Mini-Warehouses, once envisioned solely as non-conditioned metal sheds, have little resemblance to modern self-
storage facilities. The proposed self-storage facility is a use that services and supports other uses in C-4 zoning, 
as well as needs in the surrounding neighborhood.

20.56.130 Parking Amount: Per Table 20.56-1, the parking requirement for a Mini-
Warehouse is 1 per 25 storage units.

This parking requirement is an outdated standard for modern self-storage facilities. We are proposing six (6) 
parking spaces outside of the secured perimeter of the facility. Based on historical data, the parking need is 
minimal, due to the low number of employees and infrequent customer visits to the office of short duration. The 
more direct need is spaces for loading from vehicles, and with interior drive-through loading, along with abundant 
space on site in drive lanes for customers to load directly adjacent to their unit, the amount of vehicular space is 
more than sufficient for the need.

20.32.040.C.
1.c

Design Standards - Building Entrance Orientation: The primary facade of the 
building shall be oriented toward the street with entrances facing or clearly 
visible from the primary street. Main entrances to the buildings must be well 
defined.

To provide a more pleasant perimeter to the site, the one-story perimeter buildings incorporate farmstead elements 
into their elevations, and those buildings are configured to have the primary visibility from the street. The 
entrance to the facility is at the side of the site, to help screen loading activities. 

20.32.040.C.
2.d

Design Standards - Ground Floor Transparency: Non-residential units under 
twenty-five thousand square feet on the ground floor along a public street 
require fifty percent transparency comprised of clear windows or doors for 
the façade area between two feet and eight feet above the average grade for 
all walls that front on a public street or access area, which allows views of 
indoor space or product display areas. 

As a self-storage facility, providing windows at the ground floor is inappropriate for the use, as it would expose 
storage contents to the street. Architectural elements and opaque materials are provided to break up the facades 
and present pleasant elevations, in keeping with the intent of the zoning ordinance.

20.32.040.C.
3.a

Design Standards - Roofline Articulation: The roofline at the top of the 
structure must not run in a continuous plane for more than one hundred feet 
without offset of the roof plane. Rooflines must be "broken up" by providing 
articulations in the facade of buildings, change in the height of portions of 
roofs, or change in color, material, forms, etc.

The roofline of buildings that border the streets and access drives have steps and modulations that break up the 
building mass into smaller elements. Buildings that are set back from the street are screened, buffered or obscured 
by these perimeter buildings and there are portions that do not have roofline offsets. The variation in size, shape 
and volume of the various building masses fulfill the intent of the design standard.

20.32.040.C.
4.b.iv

Design Standards - Building Materials (Metal Panels): The following 
building materials are prohibited. However, such materials may be used as 
part of decorative or detail elements, or on facades that are not visible from 
the public right-of-way (excluding alleys) or abutting residential districts.
iv. Metal wall panels;

Building material on buildings close to public street and access drives are constructed of masonry and 
cementitious siding that emulate wood and masonry. At the 3-story building, textured insulated metal panels are 
provided to provide an insulated building envelope that maintains stable interior temperature for the storage use. 
Because this building is set back from public roads and buffered by 1-story buildings, these panels appear 
equivalent to approved building materials such as stucco and architectural precast concrete.

20.52.040.A.
1

Lighting Levels: No exterior lighting shall glare into, or upon, the 
surrounding area or any residential premises. In addition, no exterior lighting 
may be used in any manner that could interfere with the safe movement of 
motor vehicles on public streets. The light level shall be no greater than zero 
footcandles at any property line or public right-of-way line.

There are no residential premises adjacent to this property. All lighting will be full cut-off lighting so that the 
illumination source will not be visible from offsite. At the side of the facility facing IL 60, the building lighting 
illuminates an on-site access road that will be used as a shared access drive. Because it is a shared drive, it is 
located directly abutting a property line, and as such, there will be some spill of light at the property line. There 
are some other areas where there is slight spill of light over the property line. However, the lighting levels would 
only be a maximum of about 1 footcandle, and would have negligible impact to surrounding properties.
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STANDARDS FOR GRANTING A VARIATION  

In evaluaƟng the proposed variaƟon, the Zoning Administrator, Planning and Zoning Commission and Village Board 
will make findings based on the standards imposed by SecƟon 20.16.020 of the Zoning Ordinance. Please provide a 
detailed response to each of the following criteria (aƩach addiƟonal pages, if necessary):  

a. The strict applicaƟon of the terms of this Ordinance will result in undue hardship. Self‐storage faciliƟes are a 
unique use that is not directly addressed in current zoning ordinances. Their use and operaƟons are very different 
than other types of buildings, and to overlay requirements for other building types would be a detriment to the 
effecƟve use and operaƟon of the facility, causing undue hardship. 

b. The plight of the owner is due to unique circumstances. Modern self‐storage is a unique service that is 
increasing in demand in recent years, and current zoning codes do not directly address the design, operaƟon and 
use of these faciliƟes. 

c. The variaƟon, if granted, will not alter the essenƟal character of the locality. The design of the facility 
underscores and enhances the character of the neighborhood. By providing single story buildings that emulate a 
farmstead aestheƟc near the street, this facility assists in the transiƟon between two different neighborhood uses ‐ 
from the retail development to the south and the exisƟng and proposed residenƟal areas to the north. 

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

a. The parƟcular physical surroundings, shape, or topographical condiƟons of the specific property impose a 
parƟcular hardship upon the owner, as disƟnguished from a mere inconvenience, if the strict leƩer of regulaƟons 
were to be carried out. The proposed facility provides a complementary use and service that was not contemplated 
in the original development. The site's locaƟon in this development area makes it subject to condiƟons that are not 
suited for its proposed use and would pose a detriment to its operaƟons. 

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

c. The granƟng of the variaƟon will not be detrimental to the public welfare in the neighborhood in which the 
property is located. This variance request will not be detrimental to the public. This provides a needed amenity to 
those in the neighborhood, so provides a desired service. 

d. The proposed variaƟon will not impair an adequate supply of light and air to adjacent property, substanƟally 
increase congesƟon in the public streets, increase the danger of fire, endanger the public safety, or impair 
property values within the neighborhood. The configuraƟon of buildings on the site are such that it will not impair 
light and air to adjacent properƟes. The proposed facility does not generate significant traffic loads, and would be 
much less than nearly all other possible uses, so the proposed facility would assist in reducing previously 
anƟcipated traffic loads that would contribute to congesƟon.  

e. The proposed variaƟon is consistent with the spirit and intent of this Ordinance and Village land use policies. 
This facility provides a service that is in demand in the neighborhood and helps to foster growth and improved level 
of ameniƟes to the community. 

f. The value of the property in quesƟon will be substanƟally reduced if permiƩed to be used only under the 
condiƟons allowed by the regulaƟons governing the district in which it is located. The granƟng of the variaƟons 
would allow the facility to funcƟon more efficiently and effecƟvely, enhancing its chances for success and 
increasing the value of the property. 

Page 119 of 162



Page 120 of 162



Page 121 of 162



Page 122 of 162



Page 123 of 162



  
 

 

  

 

CONCEPT 
PRESENTATION 

NARRATIVE 

Proposed self-storage development overview located 
at 3400 IL RTE 60 Mundelein, IL describing the use, 
need and benefits of the facility in the community 

 
Chad Middendorf & Jordan Nelson 
 
 
 

 

 

Page 124 of 162



 

13500 Watertown Plank Rd Suite 207 Elm Grove, WI | 262.420.0652 | www.nelson-development.com 
1 

 
 

 

 

 

Table of Contents 
 

Overview ................................................................................................................................................................ 2 
Project Details ....................................................................................................................................................... 3 
Market & Demographics ....................................................................................................................................... 3 
Benefits of Self Storage ......................................................................................................................................... 5 
Facility & Operations ............................................................................................................................................. 5 
Design & Aesthetics ............................................................................................................................................... 6 
Conclusion ............................................................................................................................................................. 6 

 

  

Page 125 of 162



 

13500 Watertown Plank Rd Suite 207 Elm Grove, WI | 262.420.0652 | www.nelson-development.com 
2 

Overview & Summary 
Best Self Storage and Nelson Development proposes a self-storage development in Mundelein, IL parcel address 
3400 IL RTE 60 Lot 1 of Mundelein Crossings.  Our goal is to be granted either a variance in the C-4 Zoning District 
or rezone a parcel for the specified use.  Our team intends to utilize a vacant site to increase neighborhood value 
and tax base, provide a necessary amenity to the community, and engage the community leaders in alignment of 
the future district plans. 

Nelson Development intends to develop approximately 100,000 climate-controlled and 60,000 drive up net 
rentable self-storage facility on the site, offering accessibility to the surrounding community. Additionally, the 
facility offers a variety of unit sizes to accommodate various needs of the customer. 

Per our market research, our team revealed a current need for a self-storage facility.  Currently, no facilities exist 
in the two-mile radius and only one facility in the 3-mile radius.  A convenient self-storage option will support the 
existing neighborhood and encourage mixed use development and occupancy, especially with forecasted growth 
in this geographical area.  As we see a future desire for housing development, self-storage offers a catalyst by 
providing an amenity which offers flexibility for seasonal storage, recreational storage, remote & hybrid sales 
storage, commercial and traditional residential storage. 

The development will be a Class A+ facility with features such as secured access, security cameras and individual 
locks.  We will have a routine maintenance and cleaning schedule to ensure the facility is kept to the highest 
standards.  The facility will be staffed at normal business hours with extended access for customers (6am - 10pm).   

Self-storage is a valuable amenity to the community, offering a range of benefits to residents, businesses, and the 
community at large. Self-storage offers flexibility to renters during life transitions such as moving, downsizing, 
renovations, divorce, or death in the family, by allowing a secure way to manage their belongings during a 
transition without stress.  

Self-storage is both a luxury and a necessity at various stages and situations of life. Self-storage can hold precious 
family heirlooms to commercial products for a small business being a resource to many different people.  The 
strength of a community is the freedom to choose, and self-storage allows people to choose.  Our team strives to 
make stronger communities by meeting the needs and exceeding the expectations of its citizens. 
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Project Details 
Nelson Development intends to create a 160,000 net rentable self-storage facility on the eastern side of the site 
offering accessibility to the surrounding community. The facility would be a three-story steel and concrete 
structure offering a hybrid of climate-controlled storage and exterior drive up with drive through loading and 
unloading zone. The breakdown of unit type is listed in the table below: 

The neighborhood near the site is primarily comprised of retail and vacant land parcels, single family homes and 
residential neighborhoods as well as several commercial enterprises of various types and sizes. We have taken the 
surroundings into consideration while designing our facility. Our team feels this is a perfect location for a storage 
facility providing valuable service for the neighboring retail and the surrounding developments.  

This parcel is currently zoned C-4 Shopping Center and may need to be re-zoned to C-3 Heavy Commercial or the 
granted allowance of a special variance (TABLE 20.32-1: COMMERCIAL DISTRICTS PERMITTED AND SPECIAL USES 
Village of Mundelein Code of Ordinances). The proposed development helps to support Mundelein’s 
Comprehensive Plan while helping to address restrictions that may deter other development types. During the 
community wide open house on May 21, 2019, participants provided feedback that one of their top priorities was 
economic development to bring additional industrial development into the village.  The economic development 
section of the comprehensive plan outlines the goals to “Improve and strengthen the Village’s diverse tax base 
and fiscal stability through the attraction, retention, and expansion of businesses in the Village” and “Plan 
appropriately and establish community expectations for right-sized development within the Village in key nodes 
and corridors.” The proposed development helps to meet these goals, while also fitting within the Village’s policies 
within the comprehensive plan highlighted below.  

Policies  
1 Promote the appropriate mix and intensity of non-residential uses in the various districts throughout 

the village 
2 Strengthen the role, function, and “uniqueness” of each development to maximize its competitive edge 

and market viability 
3 Utilize a commercial “node” approach to locating commercial uses in the Village, rather than simply 

establish linear commercial development along the major corridors 
5 Support and encourage an appropriate mix of retail, office, service commercial, and industrial activities 

to be organized by use and concentrated within or near areas of complementary uses. 
10 Encourage the maximization of retail sales tax generating uses in all commercial corridors and centers. 
14 Ensure that new development and redevelopment is thoughtfully designed in way that is 

complementary to adjacent development. 
 

The lot in Mundelein Crossings is a complimentary location to the community and retail business. Our team 
estimates that once fully operational, the facility would expect 8 cars per hour based on 1,425 units. This allows 
the development to have a much smaller parking lot, factoring in 8 parking stalls to meet the needs of the facility. 

Market & Demographics 
The population within four miles of the development site has increased over the last 20 years. Within 2 miles the 
current population is 19,559, 36,376 within three miles, and 68,342 within four miles of the development site. The 
population and household numbers within four miles of the site are projected to moderately increase over the 
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next five years as the Ivanhoe Village, the Crossing of Mundelein, and Sheldon Woods develop. The expected 
growth increase by 2028 within two miles of the site is 2.82%, 2.79% within three miles, and 2.81% within four 
miles of the site. The largest percentage of renters are between the ages of 46 and 55 followed by 36 to 45 and 
56 to 65 age groups. 70 percent of all storage tenants tend to be residential customers.  

There are 7,018 households within two miles of the development site; of these 5,353 are families and 1,665 non-
family households. The number of owner-occupied housing units is 6,344 with renter occupied houses being 674 
and vacant housing units being 208. The median age of the household is 57.7 years. Within three miles, there are 
12,830 households: 9,486 being family and 3,344 being non-family households. Owner-occupied housing is 
10,496, renter occupied is 2,334, and vacant is 524. Of specific note, within the 3-mile radius, 56 percent of 
households do not have a basement. The median age of the household is 55.7. Within four miles, there are 23,837 
households with 18,295 being families, and 5,542 being non-families. Of the 24,800 housing units, 20,433 are 
owner occupied, 3,404 are renter occupied and 963 are vacant. The median age of the household is 55.7 years.  

There are 0 facilities within two miles of Mundelein Crossings, only 1 facility within 3 miles, and 7 facilities within 
4 miles with an additional two facilities within 4 miles currently in the planning phase. Our current market analysis 
indicates that the four-mile subject market is under supplied, which is referenced in the table below. The MSA 
SQ/CAP is the comparison number used that represents the amount of rentable square feet per person in the 
Metropolitan Statistical Area. There is an unmet demand of over 146,693 square feet within two miles, and 
197,845 square feet within 3 miles.  
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Benefits of Self Storage 
The proposed development by Nelson Property Acquisitions and Nelson Development located in Mudelein 
Crossing, Mundelein IL intends to use a vacant site to increase neighborhood value/ tax base, provide a necessary 
amenity to the community, and engage the community leaders in alignment of the future district plans.  
Additionally, the economic forecast for office and retail space continues to change, making our proposed 
development an ideal business on the site. 

Our proposed self-storage facility will increase the tax base through construction and development, property 
taxes, sales and business taxes, increased business activity, and enhanced property values. Through the 
construction of the facility, economic activity will be generated through the building process, helping create jobs 
and services from local vendors. This initial burst of economic activity will contribute to sales tax revenue and 
other construction-related fees & permits. Once the building is complete, the total assessed value of taxable 
property provides revenue at Mundelein Crossings, generating business-related taxes. The support of local 
businesses often leads to additional taxes, sales taxes and even payroll taxes. Self-storage facilities contribute to 
reducing clutter and improve the greater aesthetics of a community, leading to enhanced property values and tax 
base.  

Self-storage is a valuable amenity to any community, offering a range of benefits to residents, businesses, and the 
community at large. With features such as gated access, security cameras and individual locks, our facility would 
allow enhanced security for valuables. Self-storage fosters a sense of community by providing a location to store 
communal resources like event equipment or shared tools, while also supporting local events by offering 
temporary storage for supplies or decorations. By offering a place to store excess items, self-storage can reduce 
clutter in homes, yards, and communal areas, contributing to a cleaner, more organized village environment. 
Additionally, our development will reduce environmental impact by waste reduction, encouraging recycling or 
reuse by storing future need or donated through community initiatives.  

Small businesses and entrepreneurs living and working in Mundelein will benefit from self-storage, providing a 
secure location to store inventory, equipment or other materials which enable businesses to operate from smaller 
premises without sacrificing storage needs. Self-storage is a cost-effective alternative to expanding or relocating.  

The community at large also benefits from self-storage development, by storing emergency supplies, disaster 
response equipment or community resources, enhancing the village’s preparedness and resilience. Additionally, 
the village can utilize self-storage for safe seasonal storage for items like gardening equipment, sports gear, or 
holiday decorations. 

This development will be a versatile asset to the Village of Mundelein, offering practical solutions to a wide range 
of storage needs while supporting local business and enhancing the community.  The presence of a self-storage 
facility can be a draw for businesses and residents, providing a valuable amenity that can encourage businesses 
to set up or stay in the village. This increase in economic activity can lead to more business opportunities, jobs, 
and generally a more vibrate local economy, while increasing the tax base.  

Facility & Operations 
Nelson Development intends to maintain an A+ business rating for our self-storage facility. This features highest 
quality construction and design, curb appeal, and access for our customers. Coupled with the proximity to a 
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residential neighborhood, we will invest in State-of-the-art security which will include access-controlled facility 
entry, recorded security surveillance, and security cameras.  

Nelson Development targets occupancy rates for self-storage to hover in the 90-95 percent range. When a store 
has too many unoccupied units, it is unable to generate money to its full potential; on the other hand, if there are 
too few unoccupied the store will have to turn customers away. With that target in mind, and due to the current 
unmet demand for self-storage in the micro market, we anticipate a 36-month lease-up period to stabilization.  

As an A+ business, we will offer extended access hours from 6:00 AM to 10:00 PM for tenants with 7 Day-per-
week office hours. Monday through Friday will be open from 9:00 am to 6:00 PM, 8:00 am to 4:00 PM on Saturdays 
and 10:00 AM to 4:00 PM on Sundays.  

Design & Aesthetics 
The building is designed to offer a modern aesthetic with a nod to classical materials.  Our material palette is wood 
look, stone look, and cementitious panels in various configurations.  The neighboring buildings provide visual cues 
for the height and layout of the facility.  Our team will be sensitive to the eastern edge and neighboring residential 
properties, ensuring privacy and safety of the residents. 

Conclusion 
Our proposed development offers a Class A+ self-storage facility in a high demand market with potential future 
retail development.  We see the benefits of this development in contributing to an increased tax base and 
addressing a need for future population growth.  We plan to work with community leaders to understand the 
future needs and offer valuable amenities to the Village of Mundelein. 

Best Self Storage and Nelson Development propose a 160,000 net rentable self-storage development in 
Mundelein, IL described as Lot 11 in Mudelein Crossing to be granted a variance in the C-4 Zoning District or rezone 
a parcel for the specified use.  Our team revealed a current need for a self-storage facility, with no facilities existing 
in the two-mile radius.  Our team intends to utilize a vacant site to increase neighborhood value and tax base, 
provide a necessary amenity to the community, and engage the community leaders in alignment of the future 
district plans. As the desire for community development continues, self-storage is a valuable and complimentary 
amenity.  

Self-storage is both a luxury and a necessity at various stages and situations of life. Self-storage can hold precious 
family heirlooms to commercial products for a small business, being a resource to many different people.  The 
strength of a community is the freedom to choose, and self-storage allows people to choose.  Our team strives to 
make stronger communities by meeting the needs and exceeding the expectations of its citizens. 
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Exterior Materials (1 of 2)
Self-Storage Facility
IL Route 60, Mundelein, IL
September 24, 2025

C1 - Canopy:
Material: Pre-manufactured Metal Canopy
Manufacturer: Mapes Architectural Canopies
Model: SuperShade
Color: Iron Ore

D2 - Hi-speed Roll-up Overhead Door:
Material: Aluminum / Glass
Manufacturer: Assa Abloy
Model: RR3000 Vision
Color: Brushed Aluminum

Profile Sample Color

Note: Alternate manufacturers may be considered and accepted by the Architect or 
Owner where comparable finish colors and styles as listed above can be provided.

CP1 - Coping:
Material: Brake Metal
Manufacturer: MBCI
Color: Driftwood

M1 - Stone Masonry:
Material: Stone
Manufacturer: Cultured Stone
Color: Cobblefield

S1 - Siding:
Material: Architectural Insulated Metal Panel
Manufacturer: Kingspan
Color: Regal White, embossed finish
Orientation: Vertical
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Exterior Materials (2 of 2)
Self-Storage Facility
IL Route 60, Mundelein, IL
September 24, 2025

S2 - Siding Panels (Non-Insulated):
Material: Cementitious
Manufacturer: James Hardie
Style: Board and Batten
Color: White
Orientation: Vertical

S3 - Siding Panels (Non-Insulated):
Material: Cementitious
Manufacturer: James Hardie
Color: White
Orientation: Horizontal

Profile Sample Color

Note: Alternate manufacturers may be considered and accepted by the Architect or 
Owner where comparable finish colors and styles as listed above can be provided.

PS1 - Precast Sill:
Material: Precast Concrete
Manufacturer: TBD
Color: Light Gray

W1 - Storefront:
Material: Aluminum / Glass
Manufacturer: Kawneer
Model: TriFab VersaGlaze 451T
Color: Black Anodized

R1 - Standing Seam Roofing:
Material: Metal
Manufacturer: MBCI
Color: Zinc Gray
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PARKING SUMMARY

Required Parking
Mini-Warehouse               

1 space / 25 storage units x 1,200 units 48 spaces

Proposed Parking

Office 6 spaces
With multiple loading locations provided on site.

SITE DATA

Total Property Area 540,473 s.f. (12.408 Ac.)

Total Building Area 184,960 s.f.

Floor Area Ratio 34.22%

Land Coverage

Improvement Area 223,579 s.f. (5.133 Ac.)

Open Space (Landscape) 63,239 s.f. (1.452 Ac.)

Impervious Area 160,340 s.f. (3.681 Ac)

Building Footprint 96,965 s.f. (2.226 Ac.)

Pavement / Walks 63,375 s.f. (1.455 Ac.)
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DETENTION NOTE

This lot is tributary to Mundelein Crossings Detention Basin 4 that
allows for 85% impervious coverage.  The proposed improvements
will have 72% impervious area, and therefore no additional detention
is required.
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L0.2

NOTES: GENERAL LANDSCAPEDETAILS: PLANTINGPLANT SYMBOLS KEY

EXISTING DECIDUOUS TREE

SHADE / CANOPY TREES,

EVERGREEN TREES,

ORNAMENTAL TREES,

SMALL, EVERGREEN SHRUBS,

LARGE, DECIDUOUS SHRUBS,

SMALL, DECIDUOUS SHRUBS,

 2.5" CALIPER

 24" TALL/WIDE

18"-24" TALL

EXISTING EVERGREEN TREE

36" TALL

SMALL ORNAMENTAL GRASS,

LARGE, ORNAMENTAL GRASS,

1 GALLON

3 GALLON

6' TALL

PERENNIAL FLOWERS &
GROUNDCOVER, 1 GALLON

EXISTING SHRUBS &
PERENNIALS

NOTE!
NOT ALL PLANT SYMBOLS MAY BE DEPICTED ON PLANS.

CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS REQUIRED.
ALL CONSTRUCTION SHALL CONFORM TO APPLICABLE STANDARDS
AND CODES.

CALL J.U.L.I.E. UTILITY LOCATING SERVICE (TEL 800.892.0123), 48
HOURS PRIOR TO THE START OF ANY DIGGING.

GENERAL PLANT NOTES:
A.  ALL PLANT MATERIAL SHALL CONFORM IN SIZE AND GRADE

                IN ACCORDANCE WITH AMERICAN STANDARD FOR
                NURSERY STOCK.

B.  ALL PLANT MATERIAL SHALL BE MAINTAINED ALIVE,
               HEALTHY, AND FREE FROM DISEASE AND PESTS.

C.  ALL NEW PLANT MATERIAL SHALL BE FROM A LOCAL
                SOURCE WHENEVER POSSIBLE (LESS THAN 50 MILES).

D.  PLANTS SHALL BE ALLOWED TO GROW IN THEIR NATURAL
                FORM / HABIT.  PLANTS SHALL NOT BE PRUNED/HEDGED
                UNLESS ABSOLUTELY NECESSARY (DUE TO VISIBILITY OR
                HAZARD OBSTRUCTION).

E.  ALL LANDSCAPED AREAS SHALL BE FREE OF WEEDS,
                LITTER, AND SIMILAR SIGNS OF DEFERRED MAINTENANCE.

LOCATIONS OF PROPOSED PLANT MATERIAL MAY BE ADJUSTED AT
TIME OF INSTALLATION DUE TO FINAL ENGINEERING AND FINAL
LOCATION OF SITE  UTILITIES.

THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR PROVIDING
AND SPREADING TOPSOIL (6"-12" DEEP), FINE GRADING, AND
PREPARATION OF ALL LAWN AND LANDSCAPE AREAS.  ALL SOILS
SHALL BE FREE OF CONSTRUCTION DEBRIS, PRIOR TO INSTALLING
ANY PLANT MATERIAL.

PRIOR TO SPREADING TOPSOIL, THE LANDSCAPE CONTRACTOR
SHALL INSPECT AND ACCEPT ALL BASE GRADES.  ANY DEVIATION
FROM GRADES INDICATED ON THE GRADING PLAN SHALL BE
CORRECTED BEFORE PLACING ANY TOPSOIL.

ALL SHRUB, GROUNDCOVER, PERENNIAL, AND ANNUAL PLANTING
BEDS SHALL BE PREPARED WITH A SOIL AMENDMENT MIX - 1/3
TOPSOIL, 1/3 MUSHROOM COMPOST, AND 1/3 TORPEDO SAND.
MATERIAL SHALL BE  ROTO-TILLED JUST PRIOR TO THE
INSTALLATION OF  PLANT MATERIAL.

ALL PLANTING ISLANDS SHALL BE MOUNDED TO PROVIDE POSITIVE
DRAINAGE.

ALL PLANTING BEDS ADJACENT TO LAWN AREAS SHALL HAVE A
SPADED EDGE BORDER, UNLESS METAL OR OTHER BORDER IS
SPECIFIED.

ALL PLANTING BED AREAS SHALL MAINTAIN A MAX. 3" DEEP LAYER
OF SHREDDED HARDWOOD MULCH (COLOR: NON-DYED, BROWN).

LANDSCAPE CONTRACTOR SHALL COORDINATE PLANTING
SCHEDULE WITH LANDSCAPE MAINTENANCE CONTRACTOR, TO
ENSURE PROPER WATERING OF PLANTED AND SODDED AREAS
AFTER INITIAL INSTALLATION.

LANDSCAPE CONTRACTOR SHALL COORDINATE WORK WITH OTHER
CONTRACTORS ON SITE TO MINIMIZE ANY REDO OF COMPLETED
LANDSCAPE WORK AND DAMAGE TO PLANT MATERIAL.

CONTRACTOR SHALL BE RESPONSIBLE FOR HIS/HER OWN LAYOUT
WORK.  UPON REQUEST, LANDSCAPE ARCHITECT SHALL BE
AVAILABLE TO ASSIST/APPROVE CONTRACTOR LAYOUT.

EVERY ATTEMPT HAS BEEN MADE TO DEPICT ALL EXISTING UTILITY
LINES.  CONTRACTOR SHALL USE PRECAUTION WHEN DIGGING.
CONTRACTOR SHALL MAKE THEMSELVES THOROUGHLY FAMILIAR
WITH ALL UNDERGROUND UTILITY LOCATIONS PRIOR TO ANY
DIGGING, VERIFYING LOCATIONS AND DEPTHS OF ALL UTILITIES.

IT IS THE LANDSCAPE CONTRACTOR'S RESPONSIBILITY TO VISIT THE
SITE PRIOR TO BID SUBMITTAL, TO BECOME FAMILIAR WITH
EXISTING CONDITIONS AT THE SITE.

PLANT LIST QUANTITIES PROVIDED AT TIME OF FINAL PLANS ARE
APPROXIMATIONS.  CONTRACTORS ARE RESPONSIBLE FOR
COMPLETING THEIR OWN QUANTITY TAKE-OFFS.  IF A DISCREPANCY
IS FOUND BETWEEN THE PLAN AND THE PLANT LIST, THEN THE PLAN
SHALL PREVAIL.

PLANT SUBSTITUTIONS ARE ALLOWED DUE TO PLANT AVAILABILITY
OR PLANTING TIME OF YEAR, ONLY WITH THE PRIOR CONSENT OF
THE LANDSCAPE ARCHITECT. IF SUBSTITUTIONS ARE MADE
WITHOUT PRIOR CONSENT, THE LANDSCAPE ARCHITECT MAINTAINS
THE RIGHT TO REJECT MATERIAL IN THE FIELD, AT THE COST TO
THE CONTRACTOR.

CONTRACTOR TO PROVIDE TEST OF EXISTING AND IMPORTED SOILS
PER SPECIFICATIONS. PLANTING SOIL SHALL BE AMENDED PER
SPECIFICATIONS.

CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT IF AREAS OF
POOR DRAINAGE OR OTHER UNUSUAL SUBSURFACE CONDITIONS
ARE ENCOUNTERED DURING EXCAVATION FOR PLANTING PITS.

ALL TURF SHALL SHALL BE KENTUCKY BLUEGRASS BLEND SOD
(MINERAL, NOT PEAT), PER VILLAGE, SEED IS NOT ALLOWED.

CONTRACTOR SHALL RESTORE LAWN AREAS THAT HAVE REMAINED
PARTIALLY INTACT, TOP DRESSING WITH SOIL, SCARIFYING, AND
SEEDING TO FORM A SMOOTH, FULL, EVEN LAWN, FREE OF BARE
SPOTS, INDENTATIONS, AND WEEDS.

LANDSCAPE DETAILS SHOWN ARE FOR DESIGN INTENT ONLY,
LANDSCAPE ARCHITECT ASSUMES NO LIABILITY.  CONTRACTOR IS
RESPONSIBLE FOR ERECTING AND INSTALLING PROPERLY BUILT
AMENITIES PER CODE, PER SITE CONDITIONS (FINAL GRADING &
UTILITY LOCATIONS), AND PER AREA CLIMATE CONDITIONS.  ALL
LANDSCAPE SITE DETAILS FOR STRUCTURES AND FOOTINGS SHALL
BE REVIEWED & APPROVED BY A STRUCTURAL ENGINEER.

CONTRACTOR INSTALLATION BIDS SHALL INCLUDE A ONE-YEAR
WARRANTY ON ALL PLANT MATERIAL.

(IF APPLICABLE) CONTRACTOR INSTALLATION BIDS SHALL INCLUDE
A THREE-YEAR MONITORING AND MAINTENANCE PROGRAM ON ALL
NATURALIZED DETENTION AREAS.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.
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IN RUBBER HOSE 6 - 9"
FROM TOP OF STAKE
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FORM SAUCER WITH
3" CONTINUOUS RIM

SPECIFIED PLANTING
MIX WATER & TAMP TO
REMOVE AIR POCKETS

  2 X BALL DIA.

3" MULCH MIN.

PLANTING NOTES:
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NOTES: TREE PRESERVATION
TREE PRESERVATION:

ALL WORK MUST BE PERFORMED ACCORDING TO THE APPROVED TREE
PRESERVATION PLAN. IT IS STRONGLY RECOMMENDED TO DOCUMENT
GOOD STEWARDSHIP PRACTICES DURING CONSTRUCTION. IF REQUIRED,
PRIOR TO COMMENCING ANY DEMOLITION / CONSTRUCTION ACTIVITY,
NOTIFY MUNICIPAL FORESTRY DEPARTMENT (NOTIFY AT LEAST 48 HOURS IN
ADVANCE OF WORK).

AN APPROVED TREE PRESERVATION PLAN MUST BE AVAILABLE AT THE
BUILDING SITE.

PRIOR TO ANY DEMOLITION / CONSTRUCTION ACTIVITY, INSTALL TREE
PRESERVATION FENCE AND PERFORM ROOT PRUNING FOR ALL PROTECTED
TREES.

FENCE THE CRITICAL ROOT ZONE (CRZ) / CANOPY DRIP-LINE, OF THE ENTIRE
EXISTING TREE TO BE PRESERVED, WITH TREE PROTECTION FENCE. FENCE
TO PREVENT WOUNDS TO THE TREE & SOIL COMPACTION.  POST THE FENCE
WITH A SIGN STATING, "TREE PROTECTION ZONE - KEEP OUT".

ALL REQUIRED TREE PROTECTION FENCING SHALL REMAIN IN PLACE UNTIL
THE TIME OF FINISH GRADING AND LANDSCAPING.

NO TRENCHING SHOULD BE DONE WITHIN THE TREE PROTECTION ZONES
FOR ANY CONSTRUCTION ACTIVITY, UNLESS PRE-APPROVED BY PROJECT
ARBORIST &/OR PROJECT LANDSCAPE ARCHITECT.

NO GRADE CHANGES SHOULD BE DONE WITHIN THE TREE PROTECTION
ZONES OF TREES FOR ANY CONSTRUCTION ACTIVITY.

SHOULD IT BE NECESSARY TO TRENCH WITHIN THE CRZ FOR UTILITIES,
INCLUDING DISCONNECTION OR CAPPING OF EXISTING UTILITIES, ALL
TRENCHES SHALL BE HAND DUG. NO ROOTS LARGER THAN TWO INCHES (2")
SHALL BE CUT, UNLESS NO OTHER ALTERNATIVE IS FEASIBLE.  ALL SMALLER
ROOTS THAT REQUIRE CUTTING, SHALL BE CUT WITH A SHARP PRUNING
SAW.  CUTS SHALL BE MADE FLUSH WITH THE SIDE OF THE TRENCH. IF AT
ANY TIME, TWENTY-FIVE PERCENT (25%) OF THE AREA WITHIN THE CRZ IS
BEING SEPARATED FROM THE TREE BY A TRENCH, THEN THE LINE SHALL BE
EITHER RELOCATED OR INSTALLED USING TRENCH-LESS METHODS.

LOCATE THE PROPOSED WATER AND SEWER LINES OUTSIDE OF THE TREE
PROTECTION ZONE OR INSTALL THE SEWER AND WATER UTILITIES USING
TRENCH-LESS METHODS.  AUGER THROUGH THE ENTIRE TREE PROTECTION
ZONE, LOCATE PITS OUTSIDE OF THE TREE PROTECTION ZONE.

THE PROPOSED WATER SERVICE LINE VALVES (B-BOXES), ARE TO BE TEN
FEET (10') FROM PRESERVED TREES.  IF FUTURE UTILITY EXCAVATIONS
NEED TO OCCUR, THIS REDUCES THE CHANCES OF EXTENSIVE STEM OR
ROOT DAMAGE, WHICH COULD LEAD TO TREE DECLINE.

AT NO TIME SHALL ANY EQUIPMENT, MATERIALS, SUPPLIES OR FILL SOIL BE
ALLOWED IN THE TREE PROTECTION ZONE(S). DO NOT STORE EXCAVATED
SOIL OR THE DUMPSTER WITHIN THE DRIP-LINE (CRZ) OF THE PRESERVED
TREE(S).

REMOVAL OF ANY HARDSCAPE WITHIN THE TREE PROTECTION ZONES WILL
BE DONE BY HAND.  NO ROOTS LARGER THAN TWO INCHES (2") SHALL BE
CUT, UNLESS THERE IS NO ALTERNATIVE FEASIBLE. CUTS WILL BE MADE
WITH A SHARP PRUNING SAW TO AVOID TEARING AND WILL BE FLUSH WITH
THE TREE SIDE OF THE TRENCH.

THE TREE PROTECTION ZONE MAY BE MULCHED TO IMPROVE THE GROWING
CONDITIONS FOR TREE ROOTS AND TO MINIMIZE MAINTENANCE OF THE
LAWN.

ALL OFF-SITE TREES SHALL BE PRESERVED.

EXISTING TREES SHOWN TO REMAIN SHALL BE PRESERVED TO THE BEST
EXTENT POSSIBLE, PENDING FINAL SITE PLAN, FINAL CIVIL ENGINEERING,
AND/OR ANY UNFORESEEN ISSUES.

A.

B.

C.

D.

E.

F.

G.

H.

I.

J.

K.

L.

M.

N.

O.

DETAIL: TREE PROTECTION FENCE

CANOPY DRIP LINE LIMITS OR FURTHER

4'

PROTECTION FENCE TO EXTEND OUT TO

FENCE TO BE PROVIDED AROUND ALL OFF-SITE
TREES WHOSE CANOPY DRIP-LINE EXTENDS
ACROSS BOUNDARIES OF PROJECT SITE.

FENCE IS FOR PROTECTION OF ZOOT ZONES.

FENCE SHALL REMAIN IN PLACE ON PROJECT
SITE UNTIL ADJACENT CONSTRUCTION IS
COMPLETE.

FENCE SHALL BE 4' TALL, ORANGE,
SNOW-FENCE (OR APPROVED EQUAL), POSTED
WITH A SIGN THAT READS:

"TREE PROTECTION ZONE - KEEP OUT"

SECURE FENCE TO WOODEN STAKES OR METAL
POLES, SPACED NO GREATER THAN 8' ON
CENTER

NOTE!
AFTER EXISTING TREES ARE FENCED, NOTHING
IS TO BE DISTURBED, STORED, PARKED, ETC.,
INSIDE CONSTRUCTION FENCE.  REMOVE
FENCE ONLY AFTER ALL CONSTRUCTION WORK
HAS BEEN COMPLETED.

   - NOTES, SYMBOLS KEY & 
PLANTING DETAILS

PERENNIAL PLANTING 

PREPARE BED AS PER
WRITTEN SPECIFICATION

INSTALLED BEFORE PLANTING
3" COMPOST/LEAF MULCH 

PLANT SPACING AS 
PER PLAN

NOT TO SCALE

 1.5" CALIPER
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BUILDING

"H"

PROPOSED
BUILDING

"F"

PROPOSED
BUILDING

"G"
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9 CRYSTAL LAKE ROAD
SUITE 110

LAKE IN THE HILLS, IL 60156
(224) 241-8181

MUNDELEIN SELF-STORAGE
MUNDELEIN, IL

PRELIMINARY LANDSCAPE PLAN

NELSON DEVELOPMENT, LLC

ELM GROVE, WI

AUGUST 20, 2025

9/24/25 PER REVISED SITE PLAN

SHEET KEY 
SCALE: 1" = 50'-0"NORTH 100'50'25'0

SHEET L1.0
TREE PRESERVATION & REMOVAL 

   - SHEET KEY

SHEET L2.0
LANDSCAPE PLAN

STORMWATER MANAGEMENT EASEMENT
( NIC )
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Pervious Area =63,239.41 Sq. Feet

EXISTING TREE TO BE PRESERVED,
SHOWN WITH NO "X"

APPROX. LIMITS OF CRITICAL
ROOT ZONE (CRZ) - DEPICTED IN RED,
DASHED CIRCLES, TYPICAL

EXISTING TREE
TO BE REMOVED,
SHOWN WITH "X,"

TYPICAL

DEVELOPMENT AREA LIMIT
(SHOWN WITH BOLD, DASHED LINE)

PROPOSED BUILDING "A"

PROPOSED BUILDING "B"

PROPOSED
BUILDING "C"

PROPOSED
BUILDING "D"

PROPOSED
BUILDING

"E"

PROPOSED
BUILDING

"H"

PROPOSED
BUILDING

"F"

PROPOSED
BUILDING

"G"
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SHEET NUMBER
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PLAN DATE

PROJECT NAME AND SHEET TITLE

REVISIONS

9 CRYSTAL LAKE ROAD
SUITE 110

LAKE IN THE HILLS, IL 60156
(224) 241-8181

MUNDELEIN SELF-STORAGE
MUNDELEIN, IL

PRELIMINARY LANDSCAPE PLAN

NELSON DEVELOPMENT, LLC

ELM GROVE, WI

AUGUST 20, 2025

9/24/25 PER REVISED SITE PLAN

TREE PRESERVATION & REMOVAL PLAN
SCALE: 1" = 30'-0"NORTH 60'30'15'0

   - TREE PRES & REMOVAL PLAN
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DEVELOPMENT AREA LIMIT
(SHOWN WITH BOLD, DASHED LINE)

PROPOSED NEW PLANTINGS,
TYPICAL

(SEE SHEETL0.2 FOR
PLANT SYMBOLS KEY)

EXISTING TREES TO BE PRESERVED,
TYPICAL (SEE SHEET L1.0)

NOTE! ALL AREAS DISTURBED BY CONSTRUCTION
SHALL BE RESTORED WITH KENTUCKY BLUEGRASS

BLEND SEED & BLANKET

PROPOSED BUILDING "A"

PROPOSED BUILDING "B"

PROPOSED
BUILDING "C"

PROPOSED
BUILDING "D"

PROPOSED
BUILDING

"E"

PROPOSED
BUILDING

"H"

PROPOSED
BUILDING

"F"

PROPOSED
BUILDING

"G"
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SHEET NUMBER
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PLAN DATE

PROJECT NAME AND SHEET TITLE

REVISIONS

9 CRYSTAL LAKE ROAD
SUITE 110

LAKE IN THE HILLS, IL 60156
(224) 241-8181

MUNDELEIN SELF-STORAGE
MUNDELEIN, IL

PRELIMINARY LANDSCAPE PLAN

NELSON DEVELOPMENT, LLC

ELM GROVE, WI

AUGUST 20, 2025

9/24/25 PER REVISED SITE PLAN

LANDSCAPE PLAN
SCALE: 1" = 30'-0"NORTH 60'30'15'0

   - DEVELOPMENT AREA

NOTES!
SEE SHEET L1.0 FOR EXISTING TREES TO BE REMOVED
AND PRESERVED.

PER VILLAGE ORDINANCE, 10 TREES SHALL BE
PROVIDED PER EACH ACRE. TOTAL DEVELOPABLE AREA
OF SITE (GROSS SITE AREA LESS STORMWATER
MANAGEMENT EASEMENT) = 5.13 ACRES.

TOTAL SITE TREES REQUIRED = 51.3 TREES

PLAN PROPOSES THE FOLLOWING TREE QUANTITIES TO
BE APPLIED TOWARDS FULFILLING THE TREE
REQUIREMENTS:

 16 EXISTING CANOPY TREES
   6     EXISTING EVERGREEN TREES

 13 PROPOSED CANOPY TREES
   6 PROPOSED ORNAMENTAL TREES
 12 PROPOSED EVERGREEN TREES

53 TOTAL TREES PROVIDED

VEHICULAR AREA TO BE SCREENED FROM
SURROUNDING PROPERTIES.
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8/19/2025
Nelson Development, LLC
Self-Storage Center - Mundelein , IL   

Landscape Architect's Opinion of Probable Cost (per plan dated 8/20/25)

QTY SIZE COMMON NAME UNIT EXTENSION

General Labor & Misc. (estimated)

13 Each Tree Removals 225.00$       2,925.00$           

Softscape - Plant Material (supply & install - estimated) 

9 2.5" caliper Canopy Trees (deciduous) 450.00$       4,050.00$           

2 2.5" caliper Columnar, Canopy Trees (deciduous) 525.00$       1,050.00$           

7 6' high Ornamental Trees (deciduous) 450.00$       3,150.00$           

4 6' high Evergreen Trees (Arborvitae var.) 425.00$       1,700.00$           

8 6' high Evergreen Trees (Misc. var., non-Arb var.) 475.00$       3,800.00$           

TBD S.Y. Turf: Seed & Blanket (Kentucky Bluegrass Blend) 2.50$           -$                    

TBD S.Y. Turf: Sod (Kentucky Bluegrass Blend) 5.00$           -$                    

Materials (supply & install - estimated)

1.25 C.Y. Soil Amendments  90.00$         112.50$              

3.5 C.Y. Premium Shredded Hardwood Mulch 90.00$         315.00$              

ESTIMATED  TOTAL - Tree Removals & Landscape : 17,102.50$         

NOTE! This opinion of probable cost represents an estimate; it does not include anything not specifically listed and it is subject to change 
based upon availablity, market conditions, site conditions, time of year, duration of construction schedule, installation year, and other 
unforeseen challenges.
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