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AGENDA 
PLANNING AND ZONING COMMISSION MEETING 

 
September 2, 2026 - 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  

V. PUBLIC COMMENTARY 

VI. OLD PZC BUSINESS 

VII. NEW PZC BUSINESS 

 A. Public Hearing - PZC-01-2026 - Building Height Variation at 343 E. Park Street 

 B. Public Hearing - PZC-06-2026 - Landscape Variation at 800-860 N. IL Route 83 

 C. Public Hearing - PZC-09-2026 - Text Amendment - Accessory Structures - TO BE RE-NOTICED 
AND HEARD AT A FUTURE MEETING 

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

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

From: Erin Swanson, Administrative Assistant 

For: Planning and Zoning Commission Meeting of September 2, 2026 

Subject: Approve the Planning and Zoning Commission Regular meeting minutes from July 
15, 2026  

 
Attachments: 
1. PZC Minutes - 7-15-2026 - DRAFT  
 
Background: 
  
 
Recommendation: 
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Planning and Zoning Commission Meeting 
Minutes 

July 15, 2026 
 
 CALL TO ORDER  
 The Regular Meeting of the Planning and Zoning Commission of the Village of 

Mundelein was held on July 15, 2026 at 300 Plaza Circle, Mundelein. Commission 
Chairman T. Roswick called the meeting to order at 7:00 PM. 

  

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

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

 
Board Attendance 
PRESENT: K. Anderson, K. Garesche, J. Holden, S. Petti, T. Roswick, S. Schneckloth, K. 
Teehan 
ABSENT:  
 
Village Attendance 
PRESENT: A. Orenchuk, Director of Community Development; C. Malec, Senior Planner; 
I. Guadarrama, Senior Planner; R. Harrington, Planner; and E. Swanson, Recording 
Secretary 

  

 MINUTES APPROVAL  
  
  

 Approve the Planning and Zoning Commission Regular meeting minutes from June 3, 
2026  

 J. Holden moved, seconded by K. Garesche, a Motion to Approve the Planning and 
Zoning Commission Meeting minutes from June 3, 2026. Motion Passed 7-0.  
 
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 
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 PUBLIC COMMENTARY  
 T. Roswick opened the floor to general public commentary.  

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

  

 OLD PZC BUSINESS  
 There was no old PZC Business.  
  

 NEW PZC BUSINESS  
  
  

 Public Hearing PZC-03-2026 - 333 Washington Blvd. - Use Variation  
  
  

 Open Public Hearing  
 J. Holden moved, seconded by K. Teehan, a Motion to open Public Hearing PZC-03-

2026. Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner J. Holden 
SECONDER: Commissioner Kevin Teehan 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Staff Presentation   
 I. Guadarrama reviewed a history of the property and the request with the 

Commission. She gave the attached Power Point presentation.  
  

 Petitioner Presentation  
 Kristine Austin of Drip Haus Recovery and Performance was sworn in to speak. She 

reviewed her medical background and details on how the business is run and managed. 
She answered questions from the Commission regarding licensing with the County and 
the State and the scope of the services to be offered.  
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 Public Commentary  
 T. Roswick opened the floor to public commentary.  

 
There was no public comment.  
 
T. Roswick closed the floor to public commentary.  

  

 Commission Discussion  
 The Commission discussed concerns with services to be offered and clarified how to 

limit so to prevent the business from moving from IV services to full medical clinic 
services.  

  

 Request for a Use Variation  
 J. Holden moved, seconded by K. Garesche, a Motion to approve a use variation from 

Table 20.40-1 Section 20.40.020 for an IV Hydration and Wellness Clinic at 333 
Washington Boulevard, including the Findings of Facts as written, and including the 
following conditions: 

1. The use variation shall apply to only the current business owner and shall not 
run with the property. 

2. The clinical shall be limited to preventative IV hydration services and shall not 
provide other medical treatment services.  

 
Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 

MOVER: Commissioner Jennifer Holden 

SECONDER: Commissioner Kerry Garesche 

AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 
Steven Petti, Kevin Teehan, Tim Wilson 

NAYS: None 

ABSTAIN: None 

  
  

 Close Public Hearing  
 J. Holden moved, seconded by K. Anderson, a Motion to close Public Hearing PZ-03-

Page 6 of 230



2026. Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Kevin Anderson 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Public Hearing - PZC-04-2026 - Text Amendments - Data Centers, Battery Storage 
Facilities, Mechanical Equipment  

  
  

 Open Public Hearing  
 J. Holden moved, seconded by S. Petti, a Motion to open Public Hearing PZC-04-2026. 

Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Staff Presentation   
 C. Malec shared the attached PowerPoint Presentation with the Commission and 

reviewed the proposed changes to the Zoning Code regarding Data Centers, Battery 
Storage Facilities, and Mechanical Equipment.  
 
The Commission asked questions on what a Data Center is and how the Village intends 
to categorize them. They also asked questions on Battery Storage Facilities on the sizes 
of the units as well as the intended use.  
 
T. Roswick asked if the proposed text amendment would entirely close the door to 
these requests in the future. C. Malec clarified that the text amendment would make it 
clearer that Data Centers and Battery Storage Facilities are specifically not permitted by 
omission and any future applications would require either a variance or amendment to 
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the zoning ordinance, both of which would be subject to public review.  
  

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

 
Amy Frick, a Lake County Resident, was sworn in to speak on her concerns regarding 
Data Centers specifically. She provided the attached written statement, flyer in impacts 
that Data Centers have on bees, and resolutions passed by other municipalities in 
opposition to the current Data Center under construction in Grayslake and requested 
that the Village also take a stance on the project. She was in support of the proposed 
text amendments provided by staff.  
 
T. Roswick closed the floor to public commentary.  

  

 Commission Discussion  
 S. Petti expressed discussed concerns that the text amendments could limit something 

unintentionally like external server use for a private company. C. Malec stated that any 
concerns can be addressed in the future with another text amendment, but this would 
just provide guard rails for these concerns to give staff proper time to research these 
new uses for fully. Furthermore, under the current code, server rooms that are 
accessory to a principal use are permitted.  
 
S. Petti had concerns about closing the door to Data Centers entirely. There could be 
potential positive aspects to having them, and Mundelein would lose potential revenue 
to having these types of businesses. He shared that  many businesses are utilizing AI so 
the need may be necessary in the future.  
 
Overall, the rest of the Commission shared a preference to having the prohibition in 
place while more research is done on the impacts of Data Centers and Battery Energy 
Storage Systems.  

  

 Request for a Text Amendment  
 J. Holden moved, seconded by K. Garesche, a Motion to approve a text amendment to 

Sections 20.68.040, 20.72.030, 20.52.060, and 20.36.080 clarifying language regarding 
data centers, battery energy storage systems, mechanical equipment, and definitions. 
Motion passed 6-1. 
 
RESULT: Passed [Yes 6, No 1, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Kerry Garesche 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin 
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Teehan, Tim Wilson 
NAYS: Steven Petti 
ABSTAIN: None 
  

  

 Close Public Hearing  
 K. Anderson moved, seconded by J. Holden, a Motion to close Public Hearing PZ-04-

2026. Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Kevin Anderson 
SECONDER: Commissioner Jennifer Holden 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Public Hearing - PZC-02-2026 - LUSSO Events  
  
  

 Open Public Hearing  
 J. Holden moved, seconded by K. Garesche, a Motion to open Public Hearing PZC-02-

2026. Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Kerry Garesche 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
  

  

 Staff Presentation   
 C. Malec shared the attached PowerPoint Presentation with the Commission and 

reviewed the proposed use variation to allow the operation of a banquet facility at the 
dance studio in the Manufacturing Mixed-Use zoning district located at 204-206 
Terrace Drive.  
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C. Malec reviewed the history of the property as well as the history of code 
enforcement and liquor violation issues with the property. Banquet facilities are 
allowed as a Special Use in seven other of the Village’s zoning districts. So, this use 
would be allowed in most of the commercial and downtown zoning districts, as well as 
the lakefront mixed-use district. C. Malec also stated that vacancy rate in the industrial 
districts is extremely low, which demonstrates a high demand for space from industrial 
users.  

  

 Petitioner Presentation  
 Katarina Karac of Birchwood Law was sworn in. Ms. Karac reviewed the attached 

PowerPoint presentation with the Commission. Ms. Karac stated that the banquet 
events would be limited and accessory to the primary use of the dance studio. There is 
no anticipated building expansion for this use, however, the applicant would be 
working with an architect to bring the property up to compliance for the additional 
use.  
 
Ms. Karac stated that she reviewed roughly 30 of the surrounding businesses within 
roughly a quarter of a mile of the dance studio, and she found that the majority of the 
businesses have operating hours between 7-9AM and 4-6PM and are closed on the 
weekends, with the exception of two fitness uses. The applicant does not intend to 
have any outdoor music or gatherings.  
 
Ms. Karac stated that the events would not be open to the public and are pre-booked. 
The variety of the events offered would be retirements, birthday parties, special 
gatherings for social dance, etc. The events would be limited to no more than one 
event on any given day with a total of no more than two events per week. Any food 
would be catered, and alcohol would be permitted if the banquet applicant was 
approved for a liquor license, and the alcohol cut-off time would be 45 minutes before 
the end of the event. There would be no alcohol sales and that would be enforced 
within the rental agreement.  
 
Ms. Karac addressed the staff concerns regarding the application and stated that the 
petitioner will not operate without compliance moving forward. The petitioner agrees 
that they had been operating without zoning approval as a banquet facility for limited 
events, but they have stopped operating until they receive approvals for future events. 
She stated that prior liquor compliance issues were due to a previous employee who no 
longer works for the company. 
 
Ms. Karac provided the attached exhibits including a prior business registration 
application and certificate of occupancy from 2020.  

  

 Public Commentary  
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 T. Roswick opened the floor to public commentary.  
 
Lukasz Staniec, a student of Lake Shore Dance Academy, was sworn in. Mr. Staniec 
shared his experience with how the dance studio is run and the benefits to the 
community. Mr. Staniec also shared that the current dance floor could not easily be 
moved to a new location. 
 
Gwendolyn Barber, Office Manager of Lake Shore Dance Academy, was sworn in. Ms. 
Barber stated that they are taking the compliance issues seriously and will not be 
operating banquet services without approval from the Village. They will ensure that all 
future clients have licensed and insured vendors for the events.   
 
Anna Strojek, owner of Lake Shore Dance Academy, was sworn in. Ms. Strojek stated 
she would love to continue to offer the opportunity to her students to learn the art of 
dance in a safe location.  
 
T. Roswick closed the floor to public commentary.  

  

 Commission Discussion  
 K. Teehan asked at which point a business would no longer be considered a dance 

studio use, and instead a banquet facility use. C. Malec read the definition of a banquet 
facility as written in the Village’s zoning code. He asked whether it would matter if the 
applicant advertised exclusively to dance studio clients rather than to the general 
public. 
 
A. Orenchuk stated that the dance studio was allowed to operate by right in this zoning 
district as an arts studio use. It is seen in the realm of someone improving their craft. 
This could apply to yoga, baseball, or the art of dance. The business, as the Village had 
understood it to be, would still be an approved use in this zoning district. However, 
making the change to hosting banquet events, regardless of how they are advertised, 
changes the intensity and banquets are not an allowed use in the industrial districts. 
 
J. Holden asked about the prior business registration application that was presented by 
the applicant that stated “studio also offers rentals for special occasions”. C. Malec 
stated that this was only an application prior to being submitted, and staff does not 
have the ability at the meeting to confirm that this was submitted as shown and 
approved as-is without stipulations. A. Orenchuk wanted to clarify that the application 
that was provided by the petitioner is not a full or complete application or a final copy 
that was stamped by the Village.  
 
T. Roswick stated that the events are being run with a d/b/a and are operating as 
separate and secondary use. The banquet use has a separate website and social media 
from the dance studio.   
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K. Garesche had asked about the type of liquor license that had been approved before. 
C. Malec reviewed the dance studio’s liquor license history, as the Village offers several 
different types of liquor licenses. The petitioner was previously approved for a Class N 
License. The zoning ordinance regarding the Class N License states that it authorizes 
beauty shops, hair salons, nail salons, barbershops, and dance studios to serve beer, 
wine, and champagne to its patrons as incidental to the patron’s purchase of goods or 
services offered by the licensee. It further restricts the limit to no more than two 
twelve-ounce servings of beer or two five-ounce servings of wine or champagne for 
each patron during a single calendar day.  
 
K. Garesche stated that she felt that operating as a banquet hall is a much different use 
and intensity from hosting events as a business.  
 
T. Roswick stated that he felt that the dance studio is appropriate in an industrial 
zoning district under the arts studio definition. However, banquet facilities are also 
defined in our code and not approved as an approved use within the industrial zoning 
district. He felt that the petitioner had not provided sufficient evidence to support the 
zoning hardship for operating the banquet facility use in an industrial zoning district, 
nor did the petitioner make a strong argument for what differentiates this property 
from any other location within the M-MU zoning district.  
 
J. Holden was in support of approving the use variation request on the grounds of the 
banquet facility business being complimentary to the primary use of the dance studio, 
and not solely a banquet facility. She felt the combination of uses was unique enough 
to support approval. 
 
K. Garesche felt there was a certain disingenuous nature to the presentation as it was 
stated several times by the applicant that this is mostly prompted by the current 
studio’s clients that are asking to host events. However, the advertising shows that it is 
marketed heavily to the general public for all types of purposes beyond dance-related 
engagements. Further, she had concerns with the history of multiple liquor violations 
while running the banquet business.  She stated that she was not comfortable with 
approving the use. K. Garesche felt there was no undue hardship as the banquet 
business is not an extension of the dance business but is a new financial avenue. Under 
those terms, she does not feel it would not qualify as a zoning hardship.  
 
The Commission took a straw poll to establish direction for wording the motion. Four 
members indicated that they wished to recommend approval. Those four members 
discussed rationale and phrasing for the Findings of Fact. They also discussed the 
conditions they wish to place on the approval recommendation.  

  

 Request for a Use Variation  
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 K. Teehan moved, seconded by J. Holden, a Motion to recommend approval of a 
variation to Table 20.40-1 of Section 20.40.020 to permit a banquet facility in the M-
MU Manufacturing Mixed-Use Zoning District at 204-206 Terrace Drive with the 
following conditions: 
 
1)    The variation shall expire after 18 months following approval of the ordinance 
unless extended by the Village Board following a review of the business's compliance 
with all applicable Village regulations. 
2)    No alcoholic beverages shall be sold, served, or consumed on the premises unless 
and until the applicant obtains all required liquor licenses and approvals from the 
Village and State. 
3)    The maximum occupant load shall be limited to the number established by the 
Building Department and Fire Marshal and shall not be exceeded. 
4)    The banquet facility shall not operate until all required building permits, 
inspections, fire and life safety approvals, and occupancy approvals have been 
obtained. 
5)    No more than two (2) banquet events shall be held per week. 
6)    A security and event management plan shall be submitted to the Police 
Department prior to operation. 
7)    No outdoor music, outdoor events, or outdoor alcohol service shall be permitted. 
8)    No food preparation is permitted on-site; the facility is limited to catered events 
only.  
9)    If Lake Shore Dance Academy ceases operation of an Arts Studio at the subject 
property, any zoning approvals for the Banquet Facility use shall be null and void.  
 
Motion passed 4-3. 
 
RESULT: Passed [Yes 4, No 3, Abstained 0] 
MOVER: Commissioner Kevin Teehan 
SECONDER: Commissioner Jennifer Holden 
AYES: Kevin Anderson, Jennifer Holden, Kevin Teehan, Tim Wilson 
NAYS: Terry Roswick, Kerry Garesche, Steven Petti 
ABSTAIN: None 
  

  

 Close Public Hearing  
 K. Anderson moved, seconded by J. Holden, a Motion to close Public Hearing PZ-03-

2026. Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Kevin Anderson 
SECONDER: Commissioner Jennifer Holden 
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AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 
Steven Petti, Kevin Teehan, Tim 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. Garesche, a Motion to Adjourn the Planning and Zoning 

Commission Meeting of July 15, 2026. Motion passed 7-0. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Steven Petti 
SECONDER: Commissioner Kerry Garesche 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
 
The meeting was adjourned at 11:55 PM.  
 
 
 
Erin Swanson, Recording Secretary 
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333 Washington Blvd.
July 15, 2026
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Application

Petitioner: Kristine Austin
DripHaus Recovery & Performance

Property Owner: Justin Maki
Ryse Athletic Club

Use Variation in the Manufacturing Mixed-Use (M-MU) Zoning 
District for an IV Hydration and Wellness clinic at 333 Washington 
Boulevard.
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Medical/Dental Clinic

means an establishment where one or more physicians, dentists, 
chiropractors, or other licensed practitioners of the healing arts 
offer examination and treatment of patients solely on an outpatient 
basis. “Medical/dental clinics” also include alternative medicine 
clinics, such as acupuncture, and physical therapy offices.
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Location – 333 Washington Blvd.
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Background

• The building was built in 1969 and zoned M-MU.

• Previously occupied by Lakeside Transportation.

• March 18, 2026, PZC recommended approval of a 
use variation for Ryse Athletic Club.

• April 27, 2026, Village Board approved the use 
variation ordinance.

• May 2026, Ms. Austin applied for a business 
registration for an IV hydration and wellness clinic.

• Business registration put on hold until the use 
variation is approved. Medical clinics are not 
permitted in the M-MU zoning district.
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Ryse Athletic Club

M-MU District Context

• Primarily industrial with heavy semi-truck traffic and limited 
pedestrian access. 

• Also permits select quasi-commercial uses (e.g., pet 
daycare, art studios, sports training). 

Why the PZC Supported This Location

• Standalone building with dedicated parking. 

• Located on the northern edge of the industrial district. 

• Within walking and biking distance of nearby 
neighborhoods.

• Serves as a transition between industrial and residential 
areas.

Page 22 of 230



Their proximity to the adjacent residential neighborhood raised potential concerns regarding 
lighting and noise associated with the fitness club. PZC recommended approval of Ryse 
Athletic Club with the following conditions:

1. No outdoor noise-generating activities, including fitness activities, classes, programming, 
or organized use of the outdoor turf and area, may begin before 8:00 AM and must 
conclude by 8:00 PM each day.

2. No amplified sound, speakers, or music shall be permitted in any outdoor area. Music or 
sound from inside the building, including through overhead doors, must not be audible to 
neighboring residents.

3. No unexposed outdoor storage of materials or equipment is permitted.
4. Mesh privacy screens and/or slats within the chain link fence are prohibited.
5. No special events, private rentals, or gatherings open to non-members shall be permitted 

without prior written approval from the Village of Mundelein.
6. All outdoor lighting shall be fully shielded, directed downward, and aimed to prevent light 

from spilling onto adjacent residential properties. A photometric plan shall be submitted 
and approved prior to issuance of any permits.

7. The outdoor turf area shall be used for passive recreation and individual fitness use only. 
Group classes, organized programming, competitions, and events are prohibited outdoors.
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Proposed Use

• The parking lot accommodates the 
minimum parking requirement for both 
uses.

• M-MU permits a variety of commercial 
uses as accessory uses to the main use 
such as retail and personal service 
establishments.

• This clinic would provide additional 
services to the patrons of the athletic 
club and surrounding fitness and sport 
uses.
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Proposed Use

• Filling in the empty office space area 
already built out within the building.

• Village supports sharing building space 
for uses that complement each other.

• Concerns with the main use have been 
addressed through the conditions.
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FINDINGS OF FACT – 333 WASHINGTON BLVD 

Use Variation – IV Hydration and Wellness Clinic  

CASE NUMBER PZC-03-2026 
PUBLIC HEARING DATE July 15, 2026 
VARIATION A variation to Table 20.40-1 of Section 20.40.020 to permit an IV hydration and wellness clinic in 

the M-MU Manufacturing Mixed-Use Zoning District. 
 
On July 15, 2026, the Planning and Zoning Commission voted 7 - 0 for approval of a use variation to Table 20.40-1 of Section 
20.40.020 to permit an IV hydration and wellness clinic in the M-MU Manufacturing Mixed-Use Zoning District at the property 
located at 333 Washington Blvd, Mundelein, IL. 
 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The strict application of the terms of this Ordinance will result in undue hardship; 
The strict application of the Zoning Ordinance would create an undue hardship for the petitioner, as the Ordinance does not 
anticipate all unique uses. Furthermore, a fitness center was previously approved through a Special Use Permit for the same 
building within the Manufacturing Mixed-Use (M-MU) Zoning District. The proposed use is expected to complement the 
existing fitness center by attracting patrons to both establishments. 
2. The plight of the owner is due to unique circumstances; 
The plight of the owner is due to unique circumstances, as the subject tenant space has sufficient size and parking to 
accommodate a medical clinic with minimal risk of negative impacts on the surrounding industrial park. Additionally, the 
proposed use complements the existing health and fitness center use that has already been approved for the property. 
3. The variation, if granted, will not alter the essential character of the locality; 
The variation will not alter the essential character of the locality, as the proposed non-industrial use is consistent with the 
complementary health club uses found within the Manufacturing Mixed-Use (M-MU) Zoning District. Furthermore, the site's 
ample parking supply minimizes the potential for parking overflow onto adjacent streets or neighboring properties. 
The Zoning Administrator, Planning & Zoning Commission, and Village Board, in making its findings, may inquire into the 
following evidentiary issues, as well as any others deemed appropriate. 
1. Because of the particular physical surroundings, shape or topographical conditions of the specific property involved, a 

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

The Commission finds that the particular surroundings, shape or topographical conditions of the specific property involved are 
not relevant to the request. 
2. The alleged difficulty or hardship has not been created by any person presently having a proprietary interest in the property 

in question. 
The Commission finds that the petitioner has not created this hardship because of the uniqueness of this particular industrial 
park, allowing for more quasi-commercial uses like arts studios and training facilities that focus on health and wellness, which 
has changed the dynamic of this industrial park. 
3. The granting of the variation will not be detrimental to the public welfare in the neighborhood in which the property is 

located. 
The Commission finds that the granting of the requested variation will not be detrimental to the public welfare in which the 
property is located. 
4. The proposed variation will not impair an adequate supply of light and air to adjacent property, substantially increase 

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

The proposed variation will not impair an adequate supply of light and air to adjacent property, substantially increase 
congestion in the public streets, increase the danger of fire, endanger the public safety, or impair property values within the 
neighborhood. 
5. The proposed variation is consistent with the spirit and intent of this Ordinance and Village land use policies. 
The Commission finds that the proposed variation is consistent with the spirit and intent of this Ordinance and Village land use 
policy. Existing health club facilities currently operate elsewhere in the Manufacturing Mixed-Use (M-MU) Zoning District. The 
Zoning Ordinance’s limitation may be out of date with current market demands.  
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6. The value of the property in question will be substantially reduced if permitted to be used only under the conditions 
allowed by the regulations governing the district in which it is located. 

It is unclear whether the value of the property in question will or will not be substantially reduced as there are number of other 
permitted uses on the property and within the Manufacturing Mixed-Use (M-MU) Zoning District. 
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ZONING 
ORDINANCE 
AMENDMENT
DATA CENTER AND BATTERY 
STORAGE CLARIFICATIONS

COLLEEN MALEC, SENIOR PLANNER
JULY 15, 2026 PLANNING AND ZONING 
COMMISSION
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DATA CENTERS
• Interest from data center developers is 

increasing across Lake County. Many 
municipalities are grappling with requests for 
large-scale data centers. 

• Communities nationwide are needing to 
evaluate how these facilities fit into their 
zoning regulations. 

• The Village Board directed staff to review how 
the Zoning Ordinance regulates data centers.

• Goal: To ensure the ordinance clearly reflects 
the Village’s current intent and provides 
certainty for developers.  
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STAFF REVIEW & RECOMMENDATION
Current Ordinance:
• As written today, data centers are not currently permitted by the Mundelein Zoning 

Ordinance because they are not identified as a permitted or special use in any zoning 
district. 

• This is commonly referred to as being “prohibited by omission”. 
• Regardless, legal counsel recommended additional clarifications to remove any 

potential ambiguity. 

Recommendation:
• Maintain Zoning Ordinance’s current prohibition of data centers while clarifying that 

intent through a text amendment. 
• If the Village’s policy or the nature of data centers changes in the future, the Zoning 

Ordinance would need to be amended at that time through the normal public review 
process. 
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PROPOSED AMENDMENT DETAILS
• Purpose: make the ordinance clear and defensible. 
• Language has been added to certain land use definitions that could even 

potentially be interpreted to include a data center. 
• This prevents an applicant from claiming a data center is permitted under 

another existing listed use, such as “Warehouse” or “Research Facility”. 
• The phrase “______ is not a data center” has been added to the definitions for 

the following land uses: 

Contractor Storage Yard
Heavy Retail

Manufacturing
Self-Storage

Office

Outdoor Storage Yard
Research and Development Facility

Private Utility
Wireless Telecommunications Facility
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BATTERY ENERGY STORAGE 
SYSTEM (BESS) FACILITIES
• Staff has recently received a 

significant increase in inquiries to 
construct commercial Battery 
Energy Storage System (BESS) 
facilities. 

• It is a relatively new land use. 
• As with data centers, staff 

reviewed how the Zoning 
Ordinance regulates these 
facilities to ensure it clearly 
reflects the Village’s intent. 

Page 34 of 230



• Stores electricity in large battery 
systems for later use. 

• Typically owned and operated by 
private, for-profit companies. 

• Generates revenue by participating 
in regional electricity markets and 
providing grid support services. 

• Although connected to the electrical 
grid, these facilities are commercial 
land uses, not public utility 
infrastructure. 

WHAT IS A BATTERY ENERGY STORAGE SYSTEM (BESS) FACILITY?
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• Standalone commercial BESS 
facilities are not currently 
permitted under the Zoning 
Ordinance. 

• Like data centers, they are 
prohibited by omission because 
they are not identified as a 
permitted or special use. 

• Accessory battery backup systems 
serving an individual home or 
business remain permitted as 
mechanical equipment. 

CURRENT ZONING
INTERPRETATION

• Like with data centers, clarify 
existing land use definitions do not 
include commercial BESS 
facilities. 

• Prevents these facilities from being 
interpreted as another permitted 
land use, such as Outdoor Storage 
Yard. 

• Maintains the Village’s current 
zoning approach while additional 
information and policy 
considerations evolve over time. 

PROPOSED AMENDMENT
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OTHER MINOR AMENDMENTS
• Added a definition for “Mechanical Equipment” since the 

term was previously undefined. Clearly defines what is 
regulated under those standards and reduces the need for 
interpretation. 

• Clarified that accessory battery backup systems serving a 
home or business are regulated as mechanical equipment, 
distinguishing them from BESS facilities. 

• Consolidated generator regulations by adding them to the 
mechanical equipment definition, rather than being a 
separately defined structure. 

• Defined “Front Façade” to clarify where accessory 
structures may be located and prevent unintended zoning 
interpretations. 
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QUESTIONS?
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Erin Swanson

From: Amanda Orenchuk
Sent: Wednesday, July 15, 2026 9:11 AM
To: Colleen Malec; Erin Swanson
Cc: Isabel Guadarrama; Ryan Harrington
Subject: Fw: EXTERNAL -Could you please forward if possible? Thank you!!
Attachments: DOC071526-07152026090947.pdf; Data Centers and Bees.pdf

 
 

 
Amanda M. Orenchuk, AICP | Director 
Community Development 
300 Plaza Circle, Mundelein, IL 60060 
D 847-949-3252 |O 847-949-3282 
aorenchuk@mundelein.org 
  

From: Ami Frick <ami.frick819@gmail.com> 
Sent: Wednesday, July 15, 2026 8:22 AM 
To: Amanda Orenchuk <aorenchuk@mundelein.org> 
Subject: EXTERNAL -Could you please forward if possible? Thank you!!  
  
Caution: This message originated outside of the Village of Mundelein -- DO NOT CLICK on links or open 
attachments unless you are sure the content is safe. If you have any doubt, contact the sender by phone to 
confirm.  

 
Dear Members of the Mundelein Plan & Zoning Commission, 
Thank you for the time and thoughtful consideration you are giving to the issue of hyperscale data 
centers. I know you have a significant responsibility in helping shape the future of our community, and I 
appreciate your willingness to examine this issue carefully. 
I will be speaking during public comment at this evening's meeting, but I also wanted to provide a few 
resources in advance. 
Attached you will find: 

 A copy of a resolution adopted by another local government opposing the proposed T5 data 
center project. 

 A brief summary of research regarding honey bees and other pollinators. 

While I am a beekeeper, my concerns extend well beyond bees. This issue also involves regional 
planning, transparency, water resources, energy demands, diesel emissions, environmental 
stewardship, and the long-term quality of life for our residents. 
Bees simply brought me to this conversation. They are one of the first indicators that an ecosystem is 
changing, and because roughly one-third of the food we eat depends on pollinators, I believe they 
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deserve thoughtful consideration whenever large-scale industrial development is proposed. My hope is 
not to suggest that every impact is already known, but rather that we acknowledge where important 
questions remain and proceed with appropriate caution. 
My request this evening is simply that the Commission apply the highest level of scrutiny to projects of 
this scale. Decisions like these will shape our community for generations, and once they are made, they 
cannot easily be undone. 
Thank you again for your service to Mundelein and for taking the time to review these materials. I 
appreciate your commitment to thoughtful planning, and I look forward to speaking with you this evening.
Respectfully, 
Ami Frick 
Lake County Resident and Beekeeper 

Page 43 of 230



DATA CENTERS AND BEESDATA CENTERS AND BEES
WHY MORE RESEARCH IS NEEDEDWHY MORE RESEARCH IS NEEDED

DATA CENTERS AND BEES
WHY MORE RESEARCH IS NEEDED

1. Diesel generator emissions are a concern.
Nearly every large data center has backup diesel generators that are tested regularly and may operate during
outages. Diesel exhaust contains nitrogen oxides (NOx), particulate matter, and other pollutants known to affect
pollinators. 

2. Air pollution interferes with how bees find flowers.
Research has shown that diesel exhaust can chemically alter floral scents, making it harder for honey bees to
locate flowers and forage efficiently. 

3. Diesel exhaust can impair bee learning and colony health.
Studies have found diesel exposure can reduce honey bee learning and memory and decrease overall colony
fitness.
 
4. Air pollution reduces pollination.
A large meta-analysis concluded that air pollution has a measurable negative effect on pollination systems
overall.
 
5. Habitat loss matters.
Large industrial developments—including data centers—can replace fields, woodlands, wetlands, and flowering
habitat that support both managed honey bees and native pollinators. Habitat loss is one of the leading causes of
pollinator decline. 

6. Water use can affect ecosystems.
Many data centers require substantial water for cooling. In areas with stressed water supplies, this can alter local
ecosystems and vegetation that pollinators depend upon. While this is an ecosystem concern, there is currently
little direct evidence linking data-center water use specifically to honey bee health.

7. Heat deserves more study.
Large data centers release significant waste heat. Researchers are beginning to study localized "data heat island"
effects, but there is not yet sufficient evidence to conclude these temperature changes directly harm honey bees. 

How continuous waste heat affects bee foraging behavior. 
Whether low-frequency fan and cooling-system noise influences bee navigation or communication. 
Whether repeated diesel generator testing near apiaries affects colony health over years. 
Whether electromagnetic fields associated with large electrical infrastructure influence bee orientation. 
The cumulative impacts of multiple data centers located within the same landscape. 
Whether cooling-water	withdrawals	reduce	nectar-producing	vegetation	during	drought.	
Long-term effects on native pollinator diversity surrounding large data center campuses. 

THE QUESTIONS WE NEED TO ASK:
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FINDINGS OF FACT – TEXT AMENDMENT 

CASE NUMBER PZC-04-2026 
PUBLIC HEARING DATE July 15, 2025 
TEXT AMENDMENT Clarifications related to data centers, battery energy storage system facilities, mechanical 

equipment, and façade definitions.  
On July 15, 2025, the Planning and Zoning Commission voted 6-1 for approval of a text amendment to Sections 20.68.040, 
20.72.030, 20.52.060, and 20.36.080 clarifying language regarding data centers, battery energy storage systems, mechanical 
equipment, and definitions. 
The Planning and Zoning Commission’s 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: 
a. The extent to which the proposed amendment promotes public health, safety, and welfare of the Village; 
DRAFT APPROVAL The Commission finds that the proposed text amendments promote the public health, safety, and 

welfare by clarifying the Zoning Ordinance and reducing the potential for inconsistent 
interpretation of land use classifications. The amendments also provide greater certainty regarding 
the regulation of emerging land uses that may have significant impacts on surrounding properties. 

b. The relative gain to the public, as compared to the hardship imposed upon the applicant; 
DRAFT APPROVAL The Commission finds that the proposed amendments provide a public benefit by improving the 

clarity of the Zoning Ordinance. The amendments do not create a hardship for any specific 
property owner, as they primarily clarify the Village's existing interpretation. 

c. The consistency of the proposed amendment with the Comprehensive Plan; 
DRAFT APPROVAL The Commission finds that the proposed amendments are consistent with the Comprehensive Plan 

by supporting orderly land use regulation and ensuring the community develops in a manner 
consistent with the Village's long-term planning goals. 

d. The consistency of the proposed amendment with the intent and general regulations of this ordinance; 
DRAFT APPROVAL The Commission finds that the proposed amendments are consistent with the intent and general 

regulations of the Zoning Ordinance by clarifying existing definitions, improving regulatory 
consistency, and reinforcing the Village's current land use policies. 

e. Whether the proposed amendment corrects an error or omission, adds clarification to existing requirements, or reflects 
a change in policy; 

DRAFT APPROVAL The Commission finds that the proposed amendments primarily add clarification to existing 
requirements and correct omissions within the Zoning Ordinance. The amendments reflect the 
Village's current policy that data centers and standalone battery energy storage system (BESS) 
facilities are not permitted by omission and provide additional clarity regarding mechanical 
equipment and front façade definitions. 

f. Whether the proposed amendment provides a more workable way to achieve the intent and purposes of this Ordinance 
and the Comprehensive Plan; 

DRAFT APPROVAL The Commission finds that the proposed amendments provide a more workable and predictable 
framework for administering the Zoning Ordinance by reducing ambiguity, improving consistency, 
and providing clear guidance for property owners, applicants, staff, and decision-making bodies. 

g. The extent to which the proposed amendment creates nonconformities; and 
DRAFT APPROVAL The Commission finds that the proposed amendments are not expected to create nonconformities 

because they primarily clarify existing regulations and interpretations rather than establishing new 
development standards or changing permitted land uses. 

h. The extent to which the proposed amendment is consistent with the overall structure and organization of this 
Ordinance. 

DRAFT APPROVAL The Commission finds that the proposed amendments are consistent with the overall structure 
and organization of the Zoning Ordinance by refining existing definitions, eliminating unnecessary 
duplication, and improving the clarity and internal consistency of the Code. 
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PZC-02-2026

LUSSO EVENTS
204-206 Terrace Drive

Variation Request: Banquet Facility in the M-MU District
Applicant: Lake Shore Dance Academy d/b/a LUSSO Events

Colleen Malec, Senior Planner
July 15, 2026
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Terrace Trade Center 
Industrial park Address

204-206 Terrace Drive
Applicant
Lake Shore Dance Academy
(d/b/a LUSSO Events)
Existing Use
Arts Studio
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Terrace Trade Center Businesses
100-112 Terrace

Warehouse/distributionWHY, Inc.
Warehouse/DistributionJohn Gibson Enterprises
General ManufacturingPhoenix Marketing 

Services
Arts StudioLake County Brazilian Jiu 

Jitsu
Warehouse/DistributionCP Illumination Corp

Arts StudioTeutonic Gym LLC
Warehouse/DistributionPresto Piano

200-232 Terrace
OfficeEagle Acoustics MFG

Arts StudioLake Shore Dance Academy
Contractor StorageCertaPro Painters

Warehouse/DistributionEcoMed
ManufacturingDigital Acoustics LLC

Warehouse/DistributionRS LLD LLC
General ManufacturingEagle Acoustics 

Manufacturing
OfficeIllinois Instruments, Inc.
OfficeTrulli

General ManufacturingBonique Corporation

300-306 Terrace
Warehouse/DistributionPremier Fulfillment
Warehouse/DistributionMSP Distribution
Warehouse/DistributionCadence Inc.

401 Terrace
General ManufacturingLarsen Manufacturing 

(Formerly Amazon 
Fulfilment Center)
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Lake Shore Dance Academy
• Has operated at this location since 2021

• Ballroom dance instruction (and other dance forms)

• Private and group lessons

• Classified as an Arts Studio by the Zoning Ordinance 
(permitted by right in the M-MU Manufacturing Mixed-Use 
District)

What is being requested?

Arts Studio  Banquet Facility

A variation is required because banquet facilities are not 
permitted in the M-MU Manufacturing Mixed-Use District. 
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Impetus for Zoning Request
The request did not originate with a zoning application:

August 6, 2025
Lake Shore Dance Academy submitted a STAR Grant 
application requesting funding for:

 Tables
 Chandeliers
 Decorative backdrop
 Projector and screen

Application also stated the space would be used for:
 Community-related private functions
 Limited private rentals

Staff determined the proposal met the definition of a 
Banquet Facility rather than the existing Arts Studio 
use. 
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Staff Response
Community Development Staff contacted Lake Shore 
Dance Academy in response to the grant submittal:

• Advised that banquet facilities are not permitted in the 
M-MU District

• Provided zoning variation application

• Spoke with applicant by phone and follow-up email on 
August 6, 2026

• Send follow-up letter formally denying STAR Grant and 
reiterating the requirement for a variation on August 12, 
2025
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Regulatory History

The regulatory history is relevant 
because banquet facilities require 
ongoing compliance with:

 Zoning regulations
 Occupancy limits
 Building code
 Fire code
 Liquor licensing
 Life-safety requirements

The following timeline 
summarizes the regulatory and 
compliance history relevant to 
this request.
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Timeline

Prior Liquor Licensing History

• 2021-2022: Obtained a Village liquor 
license for serving alcohol at dance events. 
Did not obtain a state liquor license. 

• February 2023: 
 Applicant attended a Village Liquor Control 

Commission meeting for interested parties. 
 Was advised both State and Village liquor 

licenses were required. 
 Did not follow through with an application. 
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Timeline
December 21, 2023
Police Department observed Facebook advertisement 
promoting a New Year’s Eve Event with a cash 
bar. 

Applicant was contacted and advised that alcohol 
could not be served without required licenses. 

December 31, 2023
Police responded during New Year’s Eve event. 
Observed:

 Open alcohol
 Bottles of liquor behind counter
 Alcohol offered for sale

Applicant was instructed to cease serving alcohol. 

Fines assessed at Administrative Ordinance Hearing 
in April 2024 for incident. 
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Timeline

August 6, 2025

• Applicant submitted STAR Grant 
indicating interest in private 
banquets. 

• Staff contacted applicant on August 
6, 2025 to advise of variation 
requirement by phone and email. 
Follow up letter sent August 1, 2025. 

September 2025

LUSSO Event advertisements begin 
for private event rentals. 

 Website and social media presence 
established. 

 Google reviews begin
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Timeline
February 26, 2026

Code Enforcement violation issued to LUSSO Events for 
operating banquet facility without zoning approvals. 

March 14, 2026

Police responded to event at LUSSO with approximately 
50-75 attendees and observed:

 DJ
 Bartender
 Alcohol service

Citations issued for operating banquet facility without 
zoning approval, no certificate of occupancy, providing 
alcohol without liquor license.

Assessed fines for incident at May 26, 2026 
Administrative Ordinance Hearing.  
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Timeline

April 16, 2026

Applicant submitted variation 
application. 

Staff understands banquet facility 
operations have ceased pending this 
request. 
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Staff Analysis

The Planning & Zoning Commission should evaluate this request 
using the Standards for Granting a Variation.

Staff's primary considerations include:

 The applicant has not demonstrated a hardship unique to the 
property.

 The stated hardship relates to the business's financial viability rather 
than the property itself. 

 Financial hardship is not considered a land-based hardship that 
warrants a variation. 

 While parking is adequate, staff has concerns regarding the proposed use, 
compatibility with the industrial area, and the applicant's compliance 
history. 
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Consistency with the M-MU District

Existing Use

Arts Studio – defined as:

"An establishment where an art, type of exercise 
or activity is taught or studied, such as dance, 
martial arts, gymnastics or yoga."

Why are Arts Studios permitted 
in M-MU?

 Instructional use
 Scheduled classes
 Specific clientele
 Predictable occupancy
 Low parking needs

Proposed banquet facility is 
substantially different in character and 
intensity than Arts Studio use. 

 Private event rentals
 Food and alcohol service
 Entertainment
 Larger assembly

Staff finds this represents a 
fundamental change in land use 
rather than a continuation of the 
existing Arts Studio use. 
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Intent of the M-MU District

The M-MU District is intended to 
provide for:

 Research and development 
 Manufacturing 
 Warehousing 
 Storage 
 Office uses

Staff finds no distinguishing 
characteristic of the Terrace Trade 
Center that would justify treating 
this property differently from 
other M-MU properties where 
banquet facilities are not 
permitted.

Some non-industrial uses are 
permitted in the M-MU district, 
which are generally intended to serve 
a specific clientele and not intended 
to function as destination venues 
attracting large gatherings, such as:

• Pet daycare
• Self-storage
• Auto repair
• Shooting ranges
• Indoor amusement facilities (go-kart 

facilities, axe throwing, etc.) 
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Compatibility with the Surrounding Area

The subject property is located 
within the interior of the Terrace 
Trade Center Industrial Park.

Unlike commercial or mixed-use 
districts:

 No nearby pedestrian connections 
 Regular semi-truck and industrial 

traffic 
 Area not designed for visitors 

attending social events 
 Lighting, visibility, and security 

generally not as robust

Additional considerations:

• Banquet facilities are permitted 
as Special Uses in seven 
commercial and mixed-use 
districts. 

• Only 7.5% of industrial 
buildings in the M-1 and M-MU 
districts remain vacant, 
demonstrating high demand for 
industrial space. 
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Comparison to Previous Approvals

The Commission recently approved Ryse Athletic Club within the M-MU 
District because the property:

 Occupies a standalone building 
 Has a dedicated parking lot 
 Is located on the north edge of the industrial district 
 Is within walking distance of residential neighborhoods, particularly multi-

family
 Functions as a transition between residential and industrial areas 

Those site characteristics are not present at the subject property. Unless 
other unique characteristics are identified, it should be considered whether 
approval would make it more difficult to distinguish future requests 
for banquet facilities and other customer-oriented assembly uses 
within the M-MU District.
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Parking Analysis

Staff finds the site provides 
sufficient parking to satisfy the 
Zoning Ordinance.

 236 parking spaces available 
 Existing businesses require 89 

spaces 
 Banquet facility would increase 

Lake Shore Dance Academy's 
requirement from 8 spaces to 28 
spaces

 Total site parking demand would 
increase to 109 spaces

Parking is not a concern.
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Compliance History

Staff also considered the applicant's regulatory compliance history.
 Multiple verbal and written notices that a zoning variation was required 

before applicant began operating a banquet facility 
 Documented liquor licensing violations 
 Alcohol served after direct notice from the Police Department that doing so 

violated Village and State requirements 

Staff finds this history relevant because banquet facilities require ongoing 
compliance with zoning, liquor licensing, occupancy, and fire and life-safety 
regulations.
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Analysis Summary

Staff encourages the Commission to evaluate this request using the 
Standards for Granting a Variation, with particular consideration of:

• Whether a hardship unique to the property has been demonstrated; 

• Whether the proposed use is compatible with the intent of the M-MU 
District and the surrounding industrial environment; 

• The applicant's regulatory compliance history; 

• The long-term implications of approving similar requests within 
industrial districts; and

• Staff comments received from other departments.
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Standards for Granting a Variation

1. The strict application of the terms of this Ordinance will result in undue hardship. 

2. The plight of the owner is due to unique circumstances. 

3. The variation, if granted, will not alter the essential character of the locality. 

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

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

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

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

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

9. The value of the property in question will be substantially reduced if permitted to be used only under 
the conditions allowed by the regulations governing the district in which it is located.
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Questions?
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info@birchwood.law 224-955-7095birchwood.law

Applicant: Lake Shore Dance Academy Inc., d/b/a LUSSO EVENTS

204 & 206 Terrace Dr., Mundelein IL, 60060

300 Plaza Circle
Mundelein, IL 60060

PLANNING AND ZONING COMMISSION 
APPLICATION

ZONING VARIATION
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MU-Manufacturing Mixed-Use

206 Terrace Drive, Mundelein, Illinois, 60060

PIN 11-31-206-001

ZONING

Page 78 of 230



Requests approval to allow limited private, pre-booked 
events accessory to the existing dance studio within 

the current tenant space at 204 and 206 Terrace Drive, 
with no exterior expansion, site changes, or building 

modifications proposed.

Property Overview

Existing Conditions
⚬Location: 204 & 206 Terrace Drive, Mundelein, IL
⚬Zoning: MU – Manufacturing Mixed-Use
⚬Current Use: Dance studio  
⚬Building Size: Approx. 3,720 sq. ft.
⚬Property Context:

⚬ Part of a larger commercial/industrial 
development (~6.55 acres) 

⚬ Surrounded by non-residential uses only 
(industrial/commercial) 

⚬ No nearby residential properties

Requested Use Variation
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• Lake Shore Dance Academy Inc., d/b/a Lusso Events operates a dance studio at 204

& 206 Terrace Drive in Mundelein.

• The studio uses the existing indoor space for dance instruction, group classes, and

related activities in a supervised setting.

• The applicant is seeking to continue using that same space in a limited, managed,

and pre-booked manner for private events accessory to the existing studio

operation.

• The request is tied to the existing indoor business use, not to a new stand-alone

banquet hall or entertainment venue.

• No building expansion, exterior site changes, or building modifications are proposed.

• The proposal is intended to allow continued productive use of the existing tenant

space while keeping operations indoor, controlled, and site-compatible.

About the Applicant / Business Owner
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• The Subject Property is part of the Terrace Trade Center,
a multi-tenant commercial/industrial development.

• Surrounding zoning is MU to the north, south, and east,
and M-1 General Manufacturing to the west.

• The Village’s Future Land Use Plan identifies the area as
Office/Business Park.

• The Subject Property is not immediately surrounded by
residentially zoned property.

Site Context
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• The businesses nearby are predominantly light industrial and service, with a few

recreational/instructional, retail, and office uses mixed in.

• Of the 30 businesses within a quarter mile of 206 Terrace Drive, the substantial majority

keep standard weekday business hours — roughly 7:00–9:00 AM to 4:00–6:00 PM,

Monday through Friday, closed on weekends.

• The main exceptions are two fitness uses — Lake County Brazilian Jiu-Jitsu (evenings,

to 9 PM) and Teutonic Gym (listed 24-hour, typical of keyfob access)

Site Context
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Existing space / current operations

⚬The tenant space is currently operated as a 
dance studio.

⚬The space contains approximately 3,720 
square feet.

⚬No interior or exterior building 
modifications are proposed as part of this 
application.

⚬The request concerns use of the existing 
indoor space, not physical expansion of the 
site.
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Coat Room
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Kitchenette
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Bathroom
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Floor  Plan
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Requested Use Variation

• Private events by reservation only

• Invitation-only; not open to the general public

• Typical events may include:

￭ birthdays

￭ anniversaries

￭ baby showers

￭ bridal showers

￭ graduation parties

￭ communion parties

￭ limited corporate gatherings

• No more than one event per day

• No more than two events per week

The applicant seeks approval of a use variation to allow a limited private event use within the 
existing tenant space. Events would be private, pre-booked, invitation-only, and not open to the 

general public.
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Operational Parameters

• Location: Existing indoor tenant space only
• Expected Attendance: Generally 60–90 guests 
• Days: Primarily Fridays, Saturdays, and Sundays
• Event End Time: No later than 12:00 a.m., including cleanup
• Food Service: Catered food; no on-site food preparation
• Alcohol: Only if permitted if Applicant obtains a liquor license
• Alcohol Cutoff: Approximately 45 minutes before event conclusion
• Staffing: 2–3 staff members, including on-site event manager
• Guest Departure: Guests expected to depart within approximately 20 

minutes after event conclusion
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Community Benefit

• The proposed use would allow the existing studio to

support more family-oriented and community-centered

events.

• The use would activate an existing commercial tenant

space without creating new construction or expanding the

building footprint.

• The proposal helps maintain occupancy and business

activity within an established commercial/industrial

development.

• The requested variation would support a local small

business while preserving the character of the surrounding

area.
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Why Events?

• The existing facility has successfully accommodated dance 
classes, showcases, social dance events, and group activities 
over the years.

• Anna has extensive experience supervising groups of varying 
sizes and ensuring a safe environment for students, families, 
and guests.

• Through her professional background, she understands event 
coordination, emergency preparedness, and participant safety.

Anna Strojek 
Founder – Lake Shore Dance 
Academy & Lusso Events
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Community – It's More than Dance

• Anna has worked with seniors from assisted living facilities, 
helping improve mobility, confidence, and social 
engagement.

• She has taught students with Parkinson's disease and was 
featured alongside a student in an AbbVie story 
highlighting the positive impact of dance and movement 
therapy.

• She has worked with children, teens, adults, and individuals 
with autism and other developmental challenges.
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Operational Controls 

• A designated on-site manager will be present during all events.
• Written rules will be provided as part of the rental agreement.
• Staff will manage guest entry and exit.
• Staff will monitor interior and exterior areas.
• The applicant reserves the right to end events early in the event of 

disruptive or unsafe behavior.

• No outdoor use, smoking, pyrotechnics, fog machines, or 
special effects will be permitted.

• Temporary décor will be limited to interior decorations only.
• Trash and recycling will be disposed of in designated 

common-area dumpsters.
• Cleanup will occur the same night, with deeper cleaning 

later that night or the following day as needed.
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Life Safety and Facility Controls

• Professionally inspected and certified fire 
extinguishers (2026 inspection).
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Life Safety and Facility Controls

• Existing sprinkler/fire suppression 
system throughout the premises.
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Life Safety and Facility Controls

• Fire-rated safety curtain 
separating event areas.
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Life Safety and Facility Controls

• Building equipped with required fire safety equipment 
and maintained in good working order.
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Why Relief Is Required

Standards for approval: site compatibility

• The property is zoned M-MU – Manufacturing Mixed-Use.
• Under the ordinance:

⚬ Arts Studio is permitted in M-MU
⚬ Banquet Facility is not listed / not allowed in M-MU

• The applicant currently operates a dance studio lawfully at the property.
• The requested use variation is needed to allow private event activity that is not

currently permitted as of right.
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Why the Request Will Not Harm the Area

Standards for approval: public welfare / character

• Events will be private, pre-booked, and invitation-only.
• No simultaneous events are proposed.
• No outdoor music, outdoor gatherings, or outdoor queuing are proposed.
• Staff supervision will be present during all events.
• Parking is on-site and shared within the existing development.
• The use remains within the existing building and does not change the site’s

exterior character.
• Events will take place during the off-hours of nearby businesses
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Why the Requested Relief Is Reasonable

Standards for approval: hardship / ordinance intent

• The property is an existing improved commercial unit within a larger non-
residential center.

• The request concerns limited private events within an existing indoor tenant
space that is already used for dance-related activities.

• The site’s physical setting, parking, circulation, and surrounding non-residential
zoning make it more suitable for this limited use than a residentially sensitive
location.

• The requested relief would allow continued productive use of the tenant space
without site expansion or exterior change.

• The proposed conditions are intended to keep the use controlled and compatible
with the district.
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Petitioner’s Responses to Staff Report

Petitioner’s Responses to Staff Report
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Petitioner’s Responses to Staff Report

• Petitioner has taken steps to address staff’s concerns, and will not operate without compliance
• Petitioner Immigrated from Poland, 2005
• Mundelein Best Business 2026; The Knot award, 8 years running
• national-level ballroom competitor; 15 years teaching; 30+ dance styles, ~400 five-star reviews
• - Taught Parkinson's patients, assisted living residents, autistic young adults

RESPONSE

STAFF SAYS (P. 6, 10):

ABOUT THE PETITIONER

1:50 PM

"Based on the applicant's history of operating this business without the required permits and approvals, I
have concerns about their willingness to comply with the life-safety requirements that come with this type
of occupancy." — Fire Inspector
"Based on this documented pattern of noncompliance, staff lacks confidence that the facility would be
operated in a manner that consistently adheres to the regulatory requirements necessary to protect
public health and safety.”
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Petitioner’s Responses to Staff Report

• Staff's own tables list THREE Arts Studios in this center
• Plus three offices and contractor storage
• The public already comes here daily — dance, jiu-jitsu, gym
• The essential character is already mixed

"The subject property is located well within the Terrace Trade Center industrial
park and is surrounded almost entirely by industrial businesses."

RESPONSE

STAFF SAYS (P. 8):

THE TRADE CENTER IS ALREADY MIXED
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Petitioner’s Responses to Staff Report

• Petitioner agrees it is a banquet facility — no argument
• She should have obtained approvals first. She did not.
• She has stopped operating
• She is here asking permission

Despite these communications, LUSSO Events began advertising event rentals at
204–206 Terrace Drive in September 2025 without first obtaining the required
zoning variation, business registration, or liquor licenses."

RESPONSE

STAFF SAYS (P. 8):

BANQUET CLASSIFICATION: NOT DISPUTED
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Petitioner’s Responses to Staff Report

• C of O application disclosed group classes and special events and was approved.
• Held valid Village liquor licenses in 2021, 2022, and 2024 and corresponding Illinois State Liquor Licenses.
• BASSET certified; attended Village liquor meetings and appeared before the Village when required.
• Previous licensing and inspection issues resulted in part from administrative errors by a former employee who is no

longer with the Academy.
• New manager now oversees licensing and regulatory compliance.
• Petitioner acknowledges prior mistakes, has ceased operations requiring approval, and is proactively working to ensure

full compliance.

"Staff believes the applicant's prior regulatory history is relevant to this request because the proposed
banquet facility includes activities subject to Village liquor licensing, zoning, occupancy, and life-safety
regulations."

RESPONSE

STAFF SAYS (P. 5–6):

THE COMPLIANCE RECORD IS INCOMPLETE
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Petitioner’s Responses to Staff Report

• The use variance will increase economic activity and local spending within the Village. 
• Provides an additional safe, welcoming venue for families and the Mundelein community. 
• Existing Academy clients have repeatedly requested the facility for bridal showers, baby showers, birthday parties, 

and similar private events, demonstrating a genuine community need. 
• Encourages cross-promotion with neighbouring businesses, increasing foot traffic and supporting nearby 

commercial establishments. 
• Generates positive word-of-mouth and social media exposure for the Village. 
• Supports local economic growth through increased tax revenue, job creation, and retention of skilled employees.

"Staff believes the applicant's prior regulatory history is relevant to this request
because the proposed banquet facility includes activities subject to Village liquor
licensing, zoning, occupancy, and life-safety regulations."

RESPONSE

STAFF SAYS (P. 5-6):

COMMUNITY BENEFIT & ECONOMIC IMPACT
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Petitioner’s Responses to Staff Report

• The Plan is advisory — Sec. 20.16.030(F)(1) supplies the binding standard
• The objective targets uses that WEAKEN industrial function. This one does not.
• No industrial tenant is displaced; no industrial square footage is lost
• Events run when the neighbors are closed — coexistence, not encroach

"The Comprehensive Plan contains an objective to ensure that designed
industrial areas are prioritized for appropriate industrial and business uses and
prevent the encroachment of incompatible development and uses that may
weaken the industrial/business functionality of these areas."

RESPONSE

STAFF SAYS (P. 6):

COMPREHENSIVE PLAN
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Petitioner’s Responses to Staff Report

• Zero public comments were received on this application
• Not one neighbor objected — in a business park full of businesses
• Sec. 20.16.030(F)(2)(c) asks whether this harms the public welfare nearby
• The neighborhood was notified, and it has said nothing against the petitioner’s proposed use

"No public comments were received."

RESPONSE

STAFF SAYS (P. 6):

NO COMMUNITY OBJECTIONS
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Petitioner’s Responses to Staff Report

• The department that would respond to an emergency here has NO ISSUES
• Sec. 20.16.030(F)(2)(d) asks about danger of fire — the Chief has answered it
• What remains is the routine review every assembly space must pass – petitioner plans to comply

with all life safety requirements
• This defeats any suggestion that the use is inherently unsafe

"From the Fire Department's standpoint, we would have no issues. All fire and life
safety code concerns would be addressed by Mark Cacchione in the building
department.“

RESPONSE

STAFF SAYS (P. 6):

FIRE CHIEF: NO OBJECTION
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Petitioner’s Responses to Staff Report

• No traffic concern. No drainage concern. No infrastructure concern.
• Public Works reviewed this application and had nothing at all to raise
• This further answers the Sec. 20.16.030(F)(2)(d) congestion inquiry

“No comments.”

RESPONSE

STAFF SAYS (P. 6):

PUBLIC WORKS: NO OBJECTION

Page 114 of 230



Petitioner’s Responses to Staff Report

• The Police Department has no objection to the use
• His concern is her history — a licensing matter, not a land-use problem
• Petitioner’s Proposed Condition: a security and event plan approved by PD
• Petitioner’s Proposed Condition: no alcohol until ALL Village AND State licenses are in hand

"Given the business's track record of ignoring and violating village liquor rules
and regulations, I request that the PZC take this disregard and indifference into
serious consideration... Otherwise, we would have no objections."

RESPONSE

STAFF SAYS (P. 6):

POLICE: NO OBJECTION TO THE USE
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Petitioner’s Responses to Staff Report

• #6: extinguishers PASSED inspection this year — invoice and 2026 tags
• #1, 2, 5: the 204 door becomes the entrance; hallway and exits will be kept clear
• #3, 4, 8: panic hardware, flame-proofing, shunt device —will be installed and documented
• #7, 9: The building has passed fire inspections and has a sprinkler system

"Obviously, this is not to be considered a complete list of requirements or a
checklist for compliance, just a brief list of some of the obvious concerns I can
see from the included information."

RESPONSE

STAFF SAYS (P. 6-7):

DEPARTMENT REVIEW COMMENTS ADDRESSED
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Petitioner’s Responses to Staff Report

• Sec. 20.68 defines it as the “prearranged hosting of private events”
• Sec. 20.48.040(I)(2) PROHIBITS selling admission at the door to the public
• It is closed and invitation-only. The use does not general admission off the street.

"A banquet facility, by contrast, is intended for gatherings of the general public
involving private events, food service, entertainment, and potentially alcohol
service."

RESPONSE

STAFF SAYS (P. 8):

NOT A GENERAL-PUBLIC USE
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Petitioner’s Responses to Staff Report

• M-MU permits an Indoor Amusement Facility as a SPECIAL USE (Sec. 20.48.040(H))
• The Code defines that as “movie theaters, bowling alleys, pool halls” + snack bars
• Those draw the walk-in public. A banquet facility legally cannot.
• The M-MU purpose clause itself admits “more intensive commercial uses”

"Those permitted non-industrial uses generally serve a specific clientele and are
not intended to function as destination event venues attracting large gatherings."

RESPONSE

STAFF SAYS (P. 8):

M-MU ALREADY ALLOWS MOVIE THEATERS
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Petitioner’s Responses to Staff Report

• Events run in the evenings and on weekends when the warehouses, factories, and offices are CLOSED
• The schedules are complementary — the two uses would rarely compete
• The site is car-oriented and and allows pedestrians to enter and exit other existing non-industrial

uses
• Staff concedes in that truck traffic DECREASED after Amazon left

"There are no nearby pedestrian connections; Surrounding businesses generate
regular truck traffic; The area was not designed to accommodate visitors
attending social events."

RESPONSE

STAFF SAYS (P. 8):

PEDESTRIAN CONCERNS: TIMING IS THE ANSWER
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Petitioner’s Responses to Staff Report

• In all seven of those districts, a banquet facility requires a USE variation (not permitted by right)
• Never as of right — anywhere in Mundelein. Always conditioned, always case-by-case.
• This existing space is not vacant industrial — it has operated as a permitted Arts Studio since 2021
• Approval removes ZERO industrial square footage from the market

"Staff believes banquet facilities are generally better suited for commercial or mixed-use
areas designed to accommodate members of the public."

"...only 7.5% of buildings in the M-1 and M-MU zoning districts remain unoccupied,
indicating a high demand..."

RESPONSE

STAFF SAYS (P. 9):

SEVEN DISTRICTS & THE VACANCY FIGURE
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Petitioner’s Responses to Staff Report

• 236 spaces available. 109 required. A 127-space surplus.
• These are staff’s own figures — staff concedes the site complies
• The one objective, code-based test anyone applied to this property
• Peak event demand does not overlap the daytime industrial tenants

"Based solely on parking, staff finds the site provides sufficient parking to satisfy the
Zoning Ordinance."

RESPONSE

STAFF SAYS (P. 9):

PARKING: STAFF AGREES IT WORKS
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Petitioner’s Responses to Staff Report

• The Petitioner agrees completely that assembly life-safety is serious. She is not asking anyone to
relax a single fire or building code requirement, and the conditions she offers would bar her from
opening until every one of them is inspected and approved.

• But "staff lacks confidence" is a reason to CONDITION an approval — not a reason to deny one.
• Section 20.16.030(K) exists for precisely this situation. A use variation may be revoked if its

conditions are not met, or if compliance "is not maintained at any time."

"Based on this documented pattern of noncompliance, staff lacks confidence that the
facility would be operated in a manner that consistently adheres to the regulatory
requirements necessary to protect public health and safety."

RESPONSE

STAFF SAYS (P. 10):

THE CODE ANSWERS NONCOMPLIANCE CONCERN
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Petitioner’s Responses to Staff Report

• Fire: no issues. Public Works: no comments. Police: no objection to the use.
• Public: zero objections. Parking: staff concedes a 127-space surplus.
• Three Arts Studios already operate inside this very center
• Every concern is answered by a condition

"For the reasons discussed above, staff recommends denial of the requested variation."

RESPONSE

STAFF SAYS (P. 10):

WHY APPROVE WITH CONDITIONS
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Requested Action:

Standards for approval:

• Existing indoor tenant space
• No building expansion
• No exterior site changes
• Non-residential commercial/industrial setting
• Limited frequency and guest count
• Staffed and operationally controlled use

The applicant respectfully requests approval of the use variation for 204 and 206
Terrace Drive to allow a private, pre-booked banquet / event use within the existing
tenant space, subject to the operational limitations presented.
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Comments/Questions?

Page 125 of 230



Munde
1*1,p,8
lein Business Registration, Zoning and Occupancy Application

VILLAGE OT

lncorpor:ted in 19(xl Please allow 2 to 3 business days for the Village to review your completed form. Village Staff will contact the Business
Owner or Manager to arrange an inspection of the premises with the Village Building and Fire lnspectors.

Please the lnformation for Each Eusiness Owner

Please the lnformation for the Business

lnformation

Holder lnformation

For Office Use and Review

Please retum applicatlon to Vlllate of Mundetein, Attn: Building Department, 30o Plaza Circle Mundelein, lL 50060 with 52s.oo registration fee

lf additional space is required, please attach separate sheets as needed. p^a5/7/ts

cltc

Owner or Corporate Name: a,4-ffflk 6,rA>lgV-
Address: g,( OP*AffiT Er-AFt- 9C
City, State, ZIP Code; *tOgg-f4LLE: I

Phone: 9e Qqr ?6rQ Cell Phone:

Email

Owner or Corporate Name:

Address:

City, State, ZIP Code:

Phone: Cell Phone:

Email:

Business Name (DBA):

Address:

Business Phone: bp.qt( (

Manager:

Employee lnformation: Full Time # Part Time S_ Jobs Created

_ New Business _ Name Change _ Address Change _ Ownership Change

hwJAtrr,{,w**"
, 5i*J6 alp cffi,r- nenlatlftW{

IiIOTE: lndividual Licenses are required for the following: pewnbrokers, dealers in secondhand goods, pet shop operators, taxicabs, liquor sellers, adult-oriented
businesses, massate establishments, video gaming, medical cannabis dispensaries. waste haulers, and tobacco sellers. plcare lnldal

Name 6rPhone:

fur"il, c)r,eLnnEmail:

x

/Authorized Agentof Business Date

Zonlng Buildlng
EUSINESS USE: BUILDING TYPE:

ZONING DISTRICT: OCCUPANCY CODE CLASSIFICATION

ORDINANCE TYPE: FIRE SUPPRESSION SYSTEM:
APPROVED 8Y: IS A BUILDING PERMIT REQUIRED?

fry( ti co,,,'1 €xhi6/- 4

t'

I Manager Phone:

{c
describe businessyour operation:

)ur fi ,bl/o, vQfu,rt9ot n"A I
o€LIJP rlec"l* CJ{Hl

Ja a obP4n( t7")oDt
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MAY

NCO DE MAYO slslts

BrG BAND DANCE sltglLB
Ft. Bill's Little Big Band

AUGUST
SQUARE DANCE EVENT SlttlLs

ADULT PROM 8l1.8lt8
FT. LIVE BIG BAND

Ft. Bill's Little Big Band

NOVEMBER

il

Jffi
SI,E;;O

-rffi

MOTOWN PARTY 6l2lt8
ENTERTAINMENT

HAWATTAN LUAU 6lz3ltB
ENTERTAINMENT

SE MBER
FOR LADTES ONLY! gltslts -DTSCO

LIVE BAND - The Falconaires
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FOR TADTES ONLY! 7l7lt8
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7PM - 1OPM - NO MEN

HAVANA NTGHT - ALL WHTTE PARTY 7l2llLg
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6i fr*,r

7PM. 1OPM - NO MEN

JAZZ NIGHT 9lt4lt8
with Jim Jacobs Jazz Trio

DECEMBER
ALL RED PARTY L2I75h8

LIVE BAND - The Falconaires

FT. Saxophonist Gerald Holden

OCTOBER

MASQUERADE BALL 10/27118

LIVE BAND - The Falconaires 1.1.13178

LIVE Ballroom music w/XrVlru CATCHTNG

VETERANS DAy DANCE NTGHT t1.l11l18
www.d ress-dance.com

w# &
Rcmambs. Ou,
V€TERANS

'lllllf'DRESS UP & DANCE! O
,Wg NEW YEARS EVE t2l3tltg

JANUARY
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AVt[ c",""' f C-< u'b'l C

DRESS I.IP & DAhICE! €)

Callw: 224475.o984

Contact Us

CONTACT US:

DRESS I-JP & D.${CE!

Hours:
Suudal' *Check C-alendar
ThursdayTpm - lopm
Friday rum - llpm
Saturday Zpn- 1lpm
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ocToBER 2018 X"RESS LIP & [L{I{CE!
www.dress-dance.com

Sun Mon Tue Wed Thu Fri Sat

1.

BASICS

Ballroom/Latin
Lesson only

7pm -8pm
$10 per guest

H

t2
annoerunrur
IANGO SER'ES

7PM - 8PM
Geory t Sheilo

510 cord/Sl3 pp
For Experienced
Tongo doncers

3

ADVANCE Your

DANCE!

n

4

Rumba Lesson &
Open Dance

7pm - L0pm

5

ARGENTINE

TANGO
7PM.11PM

t hour Lesson

Geary & Sheila

tr.,

BAI,I,ROOM
,;\TlN

7PM-11PM

"ft
LESSON TBD

6

H

8

BASTCS

Ballroom/Latin
Lesson only

7pm -8pm
$10 per guest

9

RGENI'NEAo
IANGO SER'ES

7PM - 8,PM

Geory & Sheilo
gtO cord/Sl3 RR
For Experienced
Tongo doncers

10

n

1.1.

Rumba Lesson &
Open Dance

7pm - 10pm

ADVANCE YouT

DANCE!

1.2

BALT,ROOM
t.\:: ,

7PM-11PM

ft
LESSON TBD

13

LIVE BALLROOM

MUSIC FT.

KEVIN CATCHING
Attrre: Orange/Black

S13 PER GUEST

t

t4

59lNutn

cr0$rI
H

15

BASTCS

Ballroom/Latin
Lesson only

7pm - 8pm
$10 per guest

\*nrr,n lu
IANGO SER'ES

7PM - 8PM
Geory & Sheilo

$10 cord/Sl3 pR
For Experienced
Tongo doncers

1.7 18
ADVANCE YoUT

DANCE!

,t^
Cha Cha Cha Lesson

& Open Dance

7pm - 10pm

19
BALLROOM

t.A'ilN
7PM-11PM

ft
LESSON TBD

ft
LESSON TBD

20
BAI,LROOM
,,\'i I l!

7PM-11PM

21,

SOOTHING

SUNDAY STROLL!

4PM - 7PM

$10 per guest

Open Dance

A H

22

BASTCS

Ballroom/Latin
Lesson only

7pm -8pm
$10 per guest

)t 23

Annoerurrur
IANGO SER'ES

7PM - 8PM
Geory & Shel'lo

gtO cord/Sl3 Re
For Experienced
Tongo doncers

24 25
HALLOWEEN

PARTY!

CHA CHA LESSON

"P#,{J
Lesson/Open Dance

7pm - 10pm

26 11

MASQUERADE

BALLq>#
FT. LIVE BIG BAND-

THE

FALCONAIRES

S13 PER GUEST

28

H

29

BASTCS

Ballroom/Latin
Lesson only

7pm - 8pm

$10 per guest

*30
\noerurrur
IANGO SER'ES

7PM - 8PM
Geory 8 Sheilo

gtO cord/Sl3 RR
For Experienced
Tongo doncers

31

"{h$qplu$'$
#s!ltIi.,$,esi

WEDDING

DANCE

WORKSHOP

!ar3
N"

*MUST RESERVE

COVER CHARGE

S12 Guest

S10 Member
S25 Member pass

dressndance@aol.com206 Terrace Drive, Mundelein, IL 224.475.0984

Aff hC.tt €xq,b,t E

7

ffi
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IIo'te

$t E

Page 129 of 230



t.iq

3l: (;t,'l:s'I'
$l(t ItEItB};RS
lr*rlrr S11 xnlrr Pr*

l;r,,, , :' ll

!ca4 lF 'F'tr.,r*t ,t3- t'F
*rar..3t lF' lff-
tr..ra.t ?F l"'

}'tr tJE&r 'F 
llF

"-!i:5'X5!m"'f'*

(+

I

-t

*ir"
;J

d
,

lft rt r.!

*-^
q /

-<,i=d r IlY

,)t

/ t-
lt:f
7,J
,/

J
a

1

-I
I
I
I

I

Page 130 of 230



*Go to "Coatact LJs" for ctub rental
I{orns:

Sundny {pm-?1m
Trresdry?p,m- l0pm
Thursdry ?pm - lOIm

Friday 7gm - llpm
Safirdny Tprn - llprn
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Mundelein, lL
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VILLACE OF t't
elernMund

Village of Mundelein
300 Plaza Circle, Mundelein lL 60060

Certificate of Occu pancy

This certifies that the building, and use thereof, has been inspected and found to comply with the
ordinances of the Village of Mundelein and the codes listed below.

Business Name: LAKE SHoRE DANCE ACADEMY

DBA:
Addressi 206 TERRACE DR

Certificate Number: X20-O7 -O0Z

ZOning: M-MU Manufacturing Mixed Use District

CO lssue Date: 13 July ZO2O

lncorporated in 1909

Construction Type
Type 2 Protected non-combuslible (Section 603.0)

Use

B Business

Special Conditions

NOTE: A new certificate of occupanry is required
new certifiacte voids any certificate of prior date.

Fire Sprinkler

No

Occupancy Load

Building Commissioner

if the use of tle building or premises is charqed, or if alterations are made to the building or property. A
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VILLACE OF ;"'"

Mundeleln

Village of Mundelein
300 Plaza Circle, Mundelein lL G00C0

Gertificate of Occupancy
This certifies that the building, and use thereof, has been inspected and found to comply with the
ordinances of the Village of Mundelein and the codes listed below.

BUSINCSS NAME: LAKE SHORE DANCE ACADEMY

DBA:

Address: 206 TERRACE DR

Certificate Number: X20-07-002
ZOning: M-MU Manufacturing Mixed Use District

CO lssue Date: 13 July ZOZO

lncorporated in 1909

Construction Type
Type 2 Protected non-combustible (Section 603.0)

Use
B Business

Special Conditions

NOTEr A new cerliticate of occupancy is required
new certifiacte voids any certificate of prior date.

Fire Sprinkler
No

Occupancy Load

Building Commissioner

if the use ol the building or premises is changed, or if alterations are made to the building or property. A
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FINDINGS OF FACT – 204-206 Terrace Drive 

1. Use Variation – Banquet Facility  

CASE NUMBER PZC-02-2026 
PUBLIC HEARING DATE July 15, 2026 
VARIATION A variation to Table 20.40-1 of Section 20.40.020 to permit a banquet facility in the M-MU 

Manufacturing Mixed-Use Zoning District. 
 
On July 15, 2026, the Planning and Zoning Commission voted 4-3 to recommend approval of a use variation to Table 20.40-1 
of Section 20.40.020 to permit a banquet facility in the M-MU Manufacturing Mixed-Use Zoning District at the property located 
at 204-206 Terrace Drive, Mundelein, IL. 
 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The strict application of the terms of this Ordinance will result in undue hardship; 
The Commission finds that the strict application of the Zoning Ordinance results in an undue hardship because (1) the Zoning 
Ordinance does not anticipate all unique uses, such as a banquet facility that is operated in conjunction with an arts studio, 
which has an inherent overlap and relationship; (2) the proposed use is expected to compliment the arts studio use by 
attracting people to both establishments; and (3) the applicant is not interested in a full, traditional banquet facility as a primary 
use, and would therefore not warrant a larger space in a commercial district.  
2. The plight of the owner is due to unique circumstances; 
The Commission finds that the plight of the owner is due to unique circumstances because: (1) the banquet facility will not be 
the primary use, which is further reinforced by the limitation of two events per week; (2) the space is of a sufficient size and 
has ample parking; and (3) the typical hours for a banquet facility do not conflict with the hours of the particular neighbors in 
the area.  
3. The variation, if granted, will not alter the essential character of the locality; 
The Commission finds that the proposed variation will not alter the essential character of the locality because the site provides 
adequate parking, the use can meet applicable parking requirements, and all required building, fire, occupancy, and liquor 
licensing regulations must be satisfied prior to operation. Furthermore, the number of events will be limited to two per week.  
The Zoning Administrator, Planning & Zoning Commission, and Village Board, in making its findings, may inquire into the 
following evidentiary issues, as well as any others deemed appropriate. 
1. Because of the particular physical surroundings, shape or topographical conditions of the specific property involved, a 

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

The Commission finds that the property's size and parking supply support the requested variation. 
2. The alleged difficulty or hardship has not been created by any person presently having a proprietary interest in the property 

in question. 
The Commission finds that the hardship has been created in part by the Petitioner, who dictates their own business model and 
choice of location.  
3. The granting of the variation will not be detrimental to the public welfare in the neighborhood in which the property is 

located. 
The Commission finds that the proposed variation will not be detrimental to the public welfare provided the applicant complies 
with all applicable zoning, building, fire, and liquor licensing requirements. Furthermore, the Petitioner has stated that the 
manager that failed to renew the liquor license has been fired.  
4. The proposed variation will not impair an adequate supply of light and air to adjacent property, substantially increase 

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

The Commission finds that the proposed variation will not substantially increase congestion, impair adjacent properties, or 
endanger public safety because all required building, fire, occupancy, and parking requirements must be satisfied before 
operation. The Petitioner states that the building is already equipped with a sprinkler system.  
5. The proposed variation is consistent with the spirit and intent of this Ordinance and Village land use policies. 
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The Commission finds that the proposed variation is not consistent with the Village’s Ordinance and land use policies.  
6. The value of the property in question will be substantially reduced if permitted to be used only under the conditions 

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

From: Isabel Guadarrama, Senior Planner 

For: Planning and Zoning Commission Meeting of September 2, 2026 

Subject: Public Hearing - PZC-01-2026 - Building Height Variation at 343 E. Park Street  
 
Attachments: 
1. Location Map 
2. Variance Application 
3. Public Comment  
 
Background: 
The petitioner and property owners, Rishi Patel and Amit Gandhi of Midwest Eldercare LLC, are 
requesting a variation from Table 20.36-4 of Section 20.36.040 to allow relief from the minimum 
two-story building height requirement in the Downtown Mixed-Use (C-5-MU) Zoning District at 343 
E. Park Street. 
 
The property is surrounded by single-family residential properties and was previously developed with 
a single-family home. The home was demolished in 2007, and the property has remained vacant 
since that time. 
 
The petitioner is proposing a single-story assisted living facility on the property. The proposed 
building will contain approximately 7,498 square feet of living space. The facility will include 16 
bedrooms, each with an attached bathroom, as well as a living room, kitchen, laundry room, office, 
salon, communal bathroom, and outdoor patio. The facility is proposed to be staffed by two 
caregivers, one nurse manager, and one cook. The property will provide 10 parking spaces, which 
meets the minimum parking requirement. Site and building plans are included with the application. 
 
Variation: 
The C-5-MU Zoning District permits the proposed use; however, new buildings are required to 
comply with the applicable bulk and yard regulations in Table 20.36-2. For the proposed multi-
residential building, the regulations require a minimum building height of 25 feet and two stories. 
The proposed building will meet the minimum height requirement at approximately 28 feet; 
however, it is proposed as a single-story building. Therefore, a variation is required to allow a one-
story building in lieu of the required two stories. 
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The petitioner states that the proposed one-story design is intended to maintain the residential scale 
and character of the surrounding neighborhood. The petitioner further states that, given the 
proposed senior resident population, a single-story design will provide a safe, accessible, and 
functional living environment. 
 
Comprehensive Plan: 
The following policies from the Housing chapter of the Comprehensive Plan are generally applicable 
to the proposed project: 

• Promote blended developments, where the residential and commercial uses work together, 
in appropriate locations within the Village, including the Downtown/TOD area, and in the 
mixed-use area adjacent to Diamond Lake. Sitting and character is important for success in 
the areas. 

• Seek opportunities to provide senior housing in appropriate locations that provide proximity 
and easy access to daily goods and services. 

• New residential developments should be designed to appropriately incorporate existing high-
quality/valued environmental areas and features. 

• Ensure residential areas are adequately screened/buffered from incompatible adjacent non-
residential uses and activity. 

 
Department Comments: 
Engineering comments are ongoing due to the proposed new development. All engineering plans and 
related comments will be finalized during the building permit review process. 
 
Public Comments: 
One public comment was submitted as of the date this report was prepared. The comment was 
included with the published application materials. 
 
Analysis: 
The proposed assisted living facility is a permitted use within the C-5-MU Downtown Mixed-Use 
Zoning District. The purpose of presenting the project to the Planning and Zoning Commission is to 
request relief from the required two-story building height requirement in the Downtown Mixed-Use 
Zoning District. 
 
The property is located along Park Street, at the eastern edge of the C-5-MU Downtown Mixed-Use 
Zoning District, and is adjacent to the R-3 Single-Family Residential Zoning District. Park Street, east 
of Morris Avenue, is primarily developed with single-family residential homes. The property has 
remained vacant since the previous single-family residence was demolished in 2007. The proposed 
one-story design would maintain the building height that is generally compatible with the 
surrounding residential development. 
 
The proposed building would provide an assisted living facility designed to accommodate senior 
residents, with bedrooms, common areas, and other amenities located on a single floor. A single-
story layout may provide additional accessibility and ease of movement for the proposed residents. 
The only other assisted living facility in Mundelein is Thrive of Lake County, located along Route 45 in 
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the R-5 Multi-Family Residential Zoning District and adjacent to C-2 General Commercial zoning. That 
facility is two stories, which is consistent with the surrounding multi-family residential and 
commercial development along Route 45. 
 
To meet the minimum 25-foot building height requirement, the petitioner has incorporated a raised 
roof design, resulting in an overall building height of approximately 28 feet. Although the proposed 
building is only one story, the additional building height provides greater building scale while 
maintaining a residential scale that is generally consistent with the surrounding properties along E. 
Park Street. 
 
Staff will continue to review engineering, building, fire, and other site-related requirements as part of 
the building permit review process. Any outstanding technical requirements will be addressed during 
that time. 
 
The Commission should consider whether the proposed variation is appropriate given the 
surrounding residential character, the proposed assisted living use, the approximately 28-foot 
building height, and the potential impacts of allowing a single-story building in lieu of the required 
two-story building along E. Park Street. 
 
Since the proposed use is permitted on the property, if the variation is denied, the petitioner would 
be required to redesign the facility to meet the minimum two-story building height requirement. This 
may result in an increase in building square footage and parking requirements.  
 
Recommendation: 
Motion to recommend approval/denial of a variation from Table 20.36-4 of Section 20.36.040 of the 
Zoning Ordinance to allow a one-story building for the proposed assisted living facility in the C-5-MU 
Downtown Mixed-Use Zoning District at 343 E. Park Street. 
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Location Map: 343 E. Park Street 

Legend: 

:  Subject Property 
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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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The subject property is proposed to be developed as a boutique residential 
assisted living facility, consisting of approximately 16 resident beds, 
designed to provide housing, personal care services, and supportive 
assistance for elderly residents in a residential-scale environment. The 
proposed zoning variation is to accommodate the minimum building height 
requirement.

C5-MU
C5-MU

7,513 Sq Ft.

1st floor - 7,513 / 2nd floor 2,384

C5-MU
C5-MU

C5-MUTable 20.36-4 Multi-family Building Bulk & Yard Regulations
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Property Description 

The subject property is located at the southeast corner of East Park Street and North Laurel 
Avenue, within the Village of Mundelein, Lake County, Illinois. The property consists of 
approximately 0.537 acres (approximately 23,388 square feet) as depicted on the 
ALTA/NSPS Land Title Survey prepared by Landers/Lappe, Inc.   

The site is currently vacant land and is bounded generally by: 

 East Park Street to the north 

 North Laurel Avenue to the east 

 Adjacent residential lots to the south 

 A governmental / right-of-way parcel to the west 

Address: 343 East Park Street, Mundelein IL 60060 

Legal Description: 

That part of Section 19, Township 44 North, Range 11 East of the Third Principal Meridian, in 
the Village of Mundelein, Lake County, Illinois, being more particularly described and 
delineated on an ALTA/NSPS Land Title Survey, containing 23,388 square feet (0.537 acres), 
more or less  

Parcel Identification: 

Parcel Number(s): 1119300019 
 

Zoning Classification 

The property is currently zoned C5-MU pursuant to the Village of Mundelein Zoning 
Ordinance. 
 

Proposed Use 

The subject property is proposed to be developed as a boutique residential assisted living 
facility, consisting of approximately 16 resident beds, designed to provide housing, 
personal care services, and supportive assistance for elderly residents in a residential-
scale environment. 
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STANDARDS FOR GRANTING A VARIATION 
In evaluating the proposed variation, the Zoning Administrator, Planning and Zoning 
Commission and Village Board will make findings based on the standards imposed by Section 
20.16.020 of the Zoning Ordinance. Please provide a detailed response to each of the following 
criteria (attach additional pages, if necessary):  
 
a. The strict application of the terms of this Ordinance will result in undue hardship. 

- The strict application of the Ordinance creates an undue hardship because the property 
cannot reasonably be developed as a residential senior living home without 
accommodating the two-story requirement. We are therefore requesting a variance to 
allow the front to be elevated to the required building height so the structure complies 
with the Ordinance’s two-story standard. This modification enables the project to meet 
regulatory requirements while maintaining a residential scale and providing a safe, 
functional design appropriate for residential senior living. 

 
b. The plight of the owner is due to unique circumstances. 

- The owner’s situation is due to unique circumstances related to the property’s layout and 
the specific needs of a senior living facility. These include requirements for accessible 
design, safety features, and operational considerations that are not typical for standard 
residential development. These factors are inherent to the property and intended use, 
not self-imposed. 

 
c. The variation, if granted, will not alter the essential character of the locality. 

- The proposed residential senior living home is designed to maintain the residential scale 
and appearance of the neighborhood. It will generate minimal traffic and will be managed 
to blend with the surrounding area, supporting the character and stability of the 
community. 

 
The Zoning Administrator, Planning and Zoning Commission, and Village Board, in making its 
findings, may further inquire into the following evidentiary issues, as well as any others deemed 
appropriate. Please provide a detailed response to each of the following criteria (attach 
additional pages, if necessary): 
 
a. The particular physical surroundings, shape, or topographical conditions of the 
specific property impose a particular hardship upon the owner, as distinguished from a 
mere inconvenience, if the strict letter of regulations were to be carried out. 

- The property’s configuration and the design requirements for a senior living facility create 
specific hardships beyond mere inconvenience. Strict compliance with the zoning 
regulations would limit the ability to design a safe, accessible, and functional facility. 

 
b. The alleged difficulty or hardship has not been created by any person presently having 
a proprietary interest in the property in question. 
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- The hardship is not self-created. It arises from the property’s physical conditions and the 
operational needs of a senior living facility, which are necessary to provide safe and 
accessible housing for seniors. 

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

- The proposed project will support community welfare by providing needed senior 
housing in a supervised and well-managed residential setting. It will have minimal impact 
on traffic, noise, and neighborhood activity compared to other permitted uses. 

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

- The project will follow setbacks, landscaping, and building design standards to protect 
neighboring properties. Traffic is expected to be moderate, and the facility will comply 
with all safety and building codes. Senior living facilities generally maintain or enhance 
nearby property values. 

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

- The variation supports the intent of the zoning ordinance by allowing residential 
development that meets community needs while maintaining safety, compatibility, and 
orderly development. It allows reasonable flexibility without conflicting with the overall 
goals of the Ordinance. 

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

- If restricted to only uses allowed under current zoning without the requested variation, 
the property’s development potential would be significantly limited. This could reduce its 
economic value and prevent the property from being used in a way that benefits the 
community. 
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 

Page 6 of 10
 

SITE VISIT AUTHORIZATION 

I hereby grant employees of the Village of Mundelein, their agents, and members of the Mundelein Planning and 
Zoning Commission permission to enter on the property located at the following address:   
(Address)____________________________________________________________________________________ 
 
Visual inspection of the site shall be accomplished during reasonable hours to examine only those portions of the 
property relating to this application. This permission is granted in regards to the Mundelein Planning and Zoning 
Commission Petition for the above-cited property.   
 

If Owner or if Owner is a  
Corporation or Partnership:    
 
____________________________________________ 
Signature of Owner                      Date    
  
By __________________________________________ 
 
_____________________________________________ 
Title/Full Corporate Name  
 
 

If Contract Purchaser:       
 
____________________________________________ 
Signature of Contract Purchaser                       Date 
 
By__________________________________________ 
 
____________________________________________ 
Title/Full Corporate Name 
 
 
If Lessee (Corporate or Partnership):  
 
____________________________________________ 
Signature of Lessee        Date 
 
By __________________________________________ 
 
_____________________________________________ 
Title/Full Corporate Name 
 

343 E Park St., Mundelein, IL 60060

N/A N/A

N/A

N/A N/A

N/A
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Village of Mundelein 
Planning and Zoning Commission 

Zoning Variation 
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REQUIRED SIGNATURES 

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

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

application are true in substance and in fact.   

  

Signature (Owner): ________________________________  Date: ___________________________ 

Printed Name: ___________________________________  Title: ____________________________ 

 

Signature (Owner): ________________________________  Date: ___________________________ 

Printed Name: ____________________________________  Title: ____________________________ 

 

 

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

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

application are true in substance and in fact.   

 

Signature Contract Purchaser: _______________________  Date: ___________________________ 

Printed Name: ____________________________________  Title: ___________________________ 

 

 

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

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

application are true in substance and in fact.   

 

Signature Lessee: __________________________________  Date: ___________________________ 

Printed Name: ____________________________________  Title: ___________________________ 

 
 
 
 
 
 

_______

N/A N/A

N/A N/A

N/A

N/A

N/A

N/A

Owner

Owner

Rishi Patel

Amit Gandhi
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Overview
Lotus Senior Living

343 East Park Street
Mundelein, Illinois

Prepared by
Rishi Patel and Amit Gandhi

Page 153 of 230



Management and Operations Overview

Ownership and Leadership

Lotus Senior Living is owned and operated by Rishi Patel and Amit Gandhi. Together, they bring
experience across healthcare and business operations.

Amit Gandhi is a licensed nurse practitioner with a strong background in patient care and clinical
oversight. He will serve as Clinical Director and will be actively involved in the day to day health and
wellness of residents. This includes overseeing care plans, coordinating with outside providers, and
ensuring all care standards are met.

Rishi Patel has over 13 years of experience in finance and operations. He will oversee the day to day
operations of the home, including staffing, scheduling, and overall coordination. His focus is on building
efficient systems and maintaining a high level of accountability and service.

The ownership team is also working with experienced senior living advisors from Estrella Gardens
Consulting. They provide guidance on operations, staffing, and best practices to ensure the home is run
in line with industry standards.

Operations

Lotus Senior Living is designed to feel like a true home while still operating in a structured and
professional way. The focus is on consistent care, safety, and strong staff involvement.

During peak daytime hours, there will be a maximum of four staff members on site. This includes two
caregivers, one nurse manager, and one cook. This setup allows residents to receive timely and
attentive care while maintaining clear oversight.

The nurse manager will be responsible for care planning, medication management, and communication
with families and healthcare providers. Caregivers will assist residents with daily needs such as
mobility, hygiene, and general support throughout the day.

Staffing will adjust outside of peak hours as needed, while still ensuring that residents are safe and
properly supervised at all times.

Care and Services

Residents will receive support with daily living needs such as bathing, dressing, grooming, and general
wellness monitoring. The goal is to help each resident maintain as much independence as possible
while providing the support they need.

Daily routines will include light activities and opportunities for social interaction based on each
resident’s abilities and preferences. Because of the smaller size of the home, staff are able to get to
know residents well and provide more personalized care.

Meals will be prepared on site with attention to nutrition and dietary needs. Staff will also coordinate
with families and outside providers when needed to ensure continuity of care.
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Facility Oversight

The home will operate around the clock with staff on site at all times. Safety procedures will be in place,
including regular monitoring, emergency response protocols, and staff training.

Both owners will remain actively involved in the operation of the home. This hands on approach helps
ensure that care quality stays consistent and that any issues are addressed quickly.

Community Fit

Lotus Senior Living is intended to operate as a quiet residential home within the neighborhood. The
limited number of residents and controlled staffing help reduce traffic and noise.

The goal is to provide a well run home that fits naturally into the community while offering a needed
service for local families.
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Grayslake, Illinois  60030
34121 N. US 45, Suite 213 Phone

Fax 847-336-6601
847-336-6600

Lotus Assisted Living
343 East Park Street, Mundelein, IL

3-30-2026

NEW CONSTRUCTION FOR

Archamerica Job No. 26006

Site Plan
N
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8/3/2026
Raymond Sikkema Date
License Expires 11/30/2027

Land Surveying - Civil Engineering - Landscape Architecture Design Firm License # 184-003101

Webster, McGrath & Ahlberg, Ltd. 2100 Manchester Road, Bldg A, Suite 203

Wheaton, IL 60187

ph: (630) 668-7603

www.wmaltd.com

Date:  August 3, 2026

343 E. Park Street, Mundelein, IL

WMA Job #   46150

Prepared for:

Grayslake, IL 60030

ArchAmerica
34121 North US 45, Suite 213

LLotus Assisted Living

Stormwater Management Report

for
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CURVE NUMBER CALCULATIONS

Existing Site Conditions
Area Description Soil Group Area (acre) CN A x CN
Existing Paved Driveway D 0.036 98 4
Existing Landscape Area D 0.496 80 40

Total 0.53 81

Proposed Site Conditions
Area Description Soil Group Area (acre) CN A x CN
Proposed Building D 0.196 98 19
Proposed Pavement D 0.195 98 19
Proposed Landscape Area D 0.141 80 11

Total 0.53 93

Proposed Offsite Conditions
Area Description Soil Group Area (acre) CN A x CN
Existing Impervious Area (aerial) D 0.321 98 31
Existing Pervious Area (aerial) D 0.585 80 47

Total 0.91 86
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TIME OF CONCENTRATION

Offsite
1

SHEET FLOW

Surface Description Grass
Manning's Coeff.,  n 0.17
High Elev. ft 763.5

Mannings Kinematic Low Elev. ft 760.0
Solution: Flow Length,  L ft 100

2-yr, 24-hr Rainfall, P2 in 3.34
Land Slope,  S ft/ft 0.035
Time,  T hr 0.141

SHALLOW CONCENTRATED FLOW

Surface Description unpaved
CSF 16.13
High Elev. ft 760.0

Csf = 16.1345 (unpaved) Low Elev. ft 749.3
Csf = 20.3282 (paved) Flow Length,  L ft 288

Slope,  S ft/ft 0.037
Velocity,  V fps 3.11
Time,  T hr 0.026

OPEN CHANNEL FLOW

High Elev. ft
Low Elev. ft
Flow Length,  L ft
X-sec. Flow Area, A ft2

Wetted Perimeter, Pw ft
Mannings Equation: Hydraulic Radius, R ft

Channel Slope, S ft/ft
Manning's Coeff., n
Velocity,  V fps
Time,  T hr

TOTAL Sheet Flow hr 0.141
Shall. Conc. Flow hr 0.026
Channel Flow hr

TIME OF CONC. (Tc) hr 0.17

NOTE:  The above calculations are based on TR55 Methods as described in: 
Soil Conservation Service, Urban Hydrology for Small Watersheds, Technical Release 55, June 1986.

SR
n

v 3
249.1

wP
AR

4.05.0
2

8.0007.0
SP
nLT

SCV sf

s
hr

V
LT
3600
1*
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BASIN VOLUME CALCULATIONS

Existing Basement Depression Volume
Incremental Proposed

Elevation Area Area Volume Volume
H  (ft) A  (ft2) A (acre) V (ac-ft) V (ac-ft)

744.5 3 0.000 0.000 Bottom
0.001

745.0 152 0.003 0.001
0.008

746.0 617 0.014 0.009
0.003

746.16 799 0.018 0.011 Overflow

Total Depressional Volume Onsite = 0.011 ac-ft

= 501 cu-ft

Conic Formula:

Proposed

122121 *3
1 HHAAAAV
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BASIN VOLUME CALCULATIONS

Parking Lot Ponding Volume
Incremental Proposed

Elevation Area Area Volume Volume
H  (ft) A  (ft2) A (acre) V (ac-ft) V (ac-ft)

745.5 3 0.000 0.000
0.004

746.0 957 0.022 0.004 Overflow

Infiltration Dry-Well

Width = 18.0 ft
Length = 45.0 ft
Depth = 2.5 ft

Void Ratio = 0.36
Storage Volume = 729 cu-ft

0.017 ac-ft

Total Storage Provided = 0.021 ac-ft
898 cu-ft

Conic Formula:

Proposed

122121 *3
1 HHAAAAV
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WinTR-20 Summary

100yr Peak Discharge to 319 Park Street - West Neighbor
1hr 3hr 6hr 12hr 24hr

Existing Conditions 7.48 4.43 2.84 1.72 1.03
Proposed Conditions 5.74 3.60 1.97 0.71 0.00

100yr Peak Discharge to Proposed 8" PVC in Park Street
1hr 3hr 6hr 12hr 24hr

Proposed Conditions 1.10 1.10 1.10 1.10 1.06
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WinTR-20 Model
Existing Conditions

PROJECT SITE:

Lotus Assisted Living
343 E. Park Street, Mundelein, IL
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WinTR-20 Printed Page File      Beginning of Input Data List  
C:\Users\rays\Desktop\46150 Existing.inp                                                    
 
WinTR-20: Version 3.30                  0         0         0.1       0         ,           
Lotus Assisted Living                                                            
Existing Conditions                                                              
                                                                                 
SUB-AREA:                                                                        
          Existing  OUTLET              0.00083   81.       0.1                  
          Offsite   OUTLET              0.00142   86.       0.17                 
                                                                                 
                                                                                 
                                                                                 
STORM ANALYSIS:                                                                  
          100yr-24hr                    8.57      24hr-Huff32         3.34       
          100yr-12hr                    7.46      12hr-Huff22         3.34       
          100yr-06hr                    6.43      06hr-Huff12         3.34       
          100yr-03hr                    5.49      03hr-Huff12         3.34       
          100yr-01hr                    4.03      01hr-Huff12         3.34       
                                                                                 
                                                                                 
                                                                                 
                                                                                 
                                                                                 
                                                                                 
RAINFALL DISTRIBUTION:                                                           
          48hr-Huff4          2.0                                                
                    0.        0.0231    0.0479    0.0712    0.0978               
                    0.1253    0.1523    0.1791    0.2033    0.2283               
                    0.2541    0.2835    0.3125    0.3390    0.3633               
                    0.3861    0.4124    0.4508    0.5129    0.5931               
                    0.6919    0.8005    0.8971    0.9604    1.0                  
          24hr-Huff3          1.0                                                
                    0.        0.0205    0.0431    0.0667    0.0912               
                    0.1171    0.1436    0.1691    0.1964    0.2278               
                    0.2633    0.3093    0.3635    0.4392    0.5211               
                    0.6102    0.6989    0.7819    0.8492    0.8974               
                    0.9311    0.9534    0.9706    0.9856    1.0                  
          18hr-Huff3          0.75                                               
                    0.        0.0205    0.0431    0.0667    0.0912               
                    0.1171    0.1436    0.1691    0.1964    0.2278               
                    0.2633    0.3093    0.3635    0.4392    0.5211               
                    0.6102    0.6989    0.7819    0.8492    0.8974               
                    0.9311    0.9534    0.9706    0.9856    1.0                  
          12hr-Huff2          0.50                                               
                    0.        0.0229    0.0482    0.0778    0.1133               
                    0.1579    0.2139    0.2841    0.3644    0.4529               
                    0.5435    0.6238    0.6976    0.7548    0.8038               
                    0.8470    0.8781    0.9022    0.9217    0.9381               
                    0.9529    0.9657    0.9774    0.9884    1.0                  
          06hr-Huff1          0.25                                               
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          03hr-Huff1          0.125                                              
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
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                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          02hr-Huff1          0.08333                                            
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          01hr-Huff1          0.04167                                            
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          30min-Huff          0.02083                                            
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          15min-Huff          0.010417                                           
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
                                                                                 
                                                                                 
                                                                                 
                                                                                 
                                                                                 
GLOBAL OUTPUT:                                                                   
          2         0.01      0.5       YN  N     YN  N                          
                                                                                 
                                                                                 
                                                                                 
                                                                                 
                                                                                 
                                                                                 
 
WinTR-20 Printed Page File      End of Input Data List        
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                              Lotus Assisted Living                              
                               Existing Conditions                               
 
                          Name of printed page file: 
                   C:\Users\rays\Desktop\46150 Existing.out                      
 
                                           STORM 100yr-24hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Existing  0.830E-03                5.156               16.00      0.37    446.28 
Offsite       0.001                6.688               16.00      0.66    465.39 
OUTLET        0.002                6.123               16.00      1.03    458.34 
 
                                           STORM 100yr-12hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Existing  0.830E-03                4.843                5.01      0.61    731.04 
Offsite       0.001                5.773                5.01      1.12    786.24 
OUTLET        0.002                5.429                5.01      1.72    765.80 
 
                                           STORM 100yr-06hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Existing  0.830E-03                4.265                1.03      0.96   1160.22 
Offsite       0.001                4.810                1.05      1.88   1326.02 
OUTLET        0.002                4.609                1.03      2.84   1262.86 
 
                                           STORM 100yr-03hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Existing  0.830E-03                3.413                0.65      1.50   1801.59 
Offsite       0.001                3.918                0.66      2.93   2066.29 
OUTLET        0.002                3.731                0.65      4.43   1968.64 
  
  
WinTR-20 Version 3.30               Page   1                   08/03/2026  9:40    

Page 183 of 230



                              Lotus Assisted Living                              
                               Existing Conditions                               
 
                                           STORM 100yr-01hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Existing  0.830E-03                2.139                0.28      2.59   3120.03 
Offsite       0.001                2.567                0.32      4.96   3489.95 
OUTLET        0.002                2.409                0.31      7.48   3323.93 
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
WinTR-20 Version 3.30               Page   2                   08/03/2026  9:40    
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                              Lotus Assisted Living                              
                               Existing Conditions                               
 
 Area or    Drainage              ----------- Peak Flow by Storm ----------- 
  Reach       Area            100yr-24hr100yr-12hr100yr-06hr100yr-03hr100yr-01hr 
Identifier   (sq mi)               (cfs)     (cfs)     (cfs)     (cfs)     (cfs) 
 
Existing  0.830E-03                 0.37      0.61      0.96      1.50      2.59 
Offsite       0.001                 0.66      1.12      1.88      2.93      4.96 
OUTLET        0.002                 1.03      1.72      2.84      4.43      7.48 
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WinTR-20 Model
Proposed Conditions

PROJECT SITE:

Lotus Assisted Living
343 E. Park Street, Mundelein, IL
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WinTR-20 Schematic
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WinTR-20 Printed Page File      Beginning of Input Data List  
C:\Users\rays\Desktop\46150 Proposed.inp                                                    
 
WinTR-20: Version 3.30                  0         0         0.1       0         ,           
Lotus Assisted Living                                                            
Proposed Conditions                                                              
                                                                                 
SUB-AREA:                                                                        
          Proposed  Split               0.00083   93.       0.1                  
          Offsite   Split               0.00142   86.       0.17                 
                                                                                 
                                                                                 
STREAM REACH:                                                                    
          Detention OUTLET              Detention                                
          Split     Detention Remainder           100.0                          
                    SPLIT FLOWStmSewer            0.0       1.1       0.5        
          StmSewer  OUTLET    StmSewer            100.0                          
                                                                                 
                                                                                 
STORM ANALYSIS:                                                                  
          100yr-24hr                    8.57      24hr-Huff32         3.34       
          100yr-12hr                    7.46      12hr-Huff22         3.34       
          100yr-06hr                    6.43      06hr-Huff12         3.34       
          100yr-03hr                    5.49      03hr-Huff12         3.34       
          100yr-01hr                    4.03      01hr-Huff12         3.34       
                                                                                 
                                                                                 
STREAM CROSS SECTION:                                                            
          Divert    3.0                 1.0                                      
                    1.0       0.        0.        5.        0.02                 
                    2.0       0.55      5.        6.        0.02                 
                    3.0       1.1       10.       7.        0.02                 
                    4.        1.5       15.       8.        0.02                 
          StmSewer  3.0                 1.0                                      
                    1.0       0.0       0.0       5.        0.02                 
                    2.0       0.55      5.0       6.        0.02                 
                    3.0       1.1       10.0      7.        0.02                 
                    4.0       1.5       15.0      8.0       0.02                 
          Remainder 3.0                 1.0                                      
                    1.0       0.0       0.0       5.        0.02                 
                    2.0       20.0      5.0       6.0       0.02                 
                    3.0       40.0      10.0      7.0       0.02                 
                    4.0       60.0      15.0      8.0       0.02                 
                                                                                 
                                                                                 
STRUCTURE RATING:                                                                
          Detention 745.5                                                        
                    745.5     0.0       0.0                                      
                    746.0     0.01      0.021                                    
                    746.5     20.0      0.2                                      
                                                                                 
                                                                                 
RAINFALL DISTRIBUTION:                                                           
          48hr-Huff4          2.0                                                
                    0.        0.0231    0.0479    0.0712    0.0978               
                    0.1253    0.1523    0.1791    0.2033    0.2283               
                    0.2541    0.2835    0.3125    0.3390    0.3633               
                    0.3861    0.4124    0.4508    0.5129    0.5931               
                    0.6919    0.8005    0.8971    0.9604    1.0                  
          24hr-Huff3          1.0                                                
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                    0.        0.0205    0.0431    0.0667    0.0912               
                    0.1171    0.1436    0.1691    0.1964    0.2278               
                    0.2633    0.3093    0.3635    0.4392    0.5211               
                    0.6102    0.6989    0.7819    0.8492    0.8974               
                    0.9311    0.9534    0.9706    0.9856    1.0                  
          18hr-Huff3          0.75                                               
                    0.        0.0205    0.0431    0.0667    0.0912               
                    0.1171    0.1436    0.1691    0.1964    0.2278               
                    0.2633    0.3093    0.3635    0.4392    0.5211               
                    0.6102    0.6989    0.7819    0.8492    0.8974               
                    0.9311    0.9534    0.9706    0.9856    1.0                  
          12hr-Huff2          0.50                                               
                    0.        0.0229    0.0482    0.0778    0.1133               
                    0.1579    0.2139    0.2841    0.3644    0.4529               
                    0.5435    0.6238    0.6976    0.7548    0.8038               
                    0.8470    0.8781    0.9022    0.9217    0.9381               
                    0.9529    0.9657    0.9774    0.9884    1.0                  
          06hr-Huff1          0.25                                               
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          03hr-Huff1          0.125                                              
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          02hr-Huff1          0.08333                                            
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          01hr-Huff1          0.04167                                            
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          30min-Huff          0.02083                                            
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
          15min-Huff          0.010417                                           
                    0.        0.0836    0.1773    0.2811    0.3833               
                    0.4745    0.5550    0.6225    0.6722    0.7082               
                    0.7417    0.7697    0.7981    0.8255    0.8518               
                    0.8740    0.8947    0.9117    0.9270    0.9403               
                    0.9536    0.9656    0.9774    0.9885    1.0                  
                                                                                 
                                                                                 
GLOBAL OUTPUT:                                                                   
          2         0.01      0.5       YN  N     YN  N                          
                                                                                 
 
WinTR-20 Printed Page File      End of Input Data List        
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                              Lotus Assisted Living                              
                               Proposed Conditions                               
 
                          Name of printed page file: 
                   C:\Users\rays\Desktop\46150 Proposed.out                      
 
                                           STORM 100yr-24hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Proposed  0.830E-03                6.726               15.01      0.40    484.42 
Offsite       0.001                6.688               16.00      0.66    465.39 
Split         0.002  Upstream      6.702      1.05     16.00      1.06    472.27 
Split         0.001 Downstream       0.0      1.00      5.05       0.0       0.0 
Detention     0.001  Upstream        0.0                5.05       0.0       0.0 
Detention     0.001 Downstream       0.0    745.50      5.05       0.0       0.0 
StmSewer      0.001  Upstream     13.358      2.93     16.01      1.06    944.53 
StmSewer      0.001 Downstream       0.0      1.00      5.05       0.0       0.0 
OUTLET        0.002                  0.0                5.05       0.0       0.0 
 
                                           STORM 100yr-12hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Proposed  0.830E-03                6.309                5.00      0.70    848.43 
Offsite       0.001                5.773                5.01      1.12    786.24 
Split         0.002  Upstream      5.970      1.09      5.01      1.82    809.05 
Split         0.001 Downstream     1.900      1.04      5.01      0.72    640.28 
Detention     0.001  Upstream      1.900                5.01      0.72    640.28 
Detention     0.001 Downstream     1.532    746.02      5.04      0.71    632.64 
StmSewer      0.001  Upstream      9.971      3.00      3.15      1.10    977.78 
StmSewer      0.001 Downstream       0.0      1.00      1.17       0.0       0.0 
OUTLET        0.002                0.766                5.04      0.71    316.32 
 
                                           STORM 100yr-06hr 
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                              Lotus Assisted Living                              
                               Proposed Conditions                               
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Proposed  0.830E-03                5.598                1.01      1.31   1579.39 
Offsite       0.001                4.810                1.05      1.88   1326.02 
Split         0.002  Upstream      5.100      1.16      1.02      3.18   1414.62 
Split         0.001 Downstream     3.432      1.10      1.03      2.08   1851.23 
Detention     0.001  Upstream      3.432                1.03      2.08   1851.23 
Detention     0.001 Downstream     3.068    746.05      1.11      1.97   1751.27 
StmSewer      0.001  Upstream      6.747      3.00      0.36      1.10    977.78 
StmSewer      0.001 Downstream       0.0      1.00      0.16       0.0       0.0 
OUTLET        0.002                1.534                1.11      1.97    875.64 
 
                                           STORM 100yr-03hr 
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Proposed  0.830E-03                4.671                0.52      2.17   2610.37 
Offsite       0.001                3.918                0.66      2.93   2066.29 
Split         0.002  Upstream      4.195      1.25      0.56      4.99   2218.21 
Split         0.001 Downstream     4.315      1.19      0.57      3.89   3458.51 
Detention     0.001  Upstream      4.315                0.57      3.89   3458.51 
Detention     0.001 Downstream     3.951    746.09      0.74      3.60   3201.99 
StmSewer      0.001  Upstream      4.070      3.00      0.20      1.10    977.78 
StmSewer      0.001 Downstream       0.0      1.00      0.11       0.0       0.0 
OUTLET        0.002                1.976                0.74      3.60   1601.00 
 
                                           STORM 100yr-01hr 
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                              Lotus Assisted Living                              
                               Proposed Conditions                               
 
Area or    Drainage  Rain Gage     Runoff   ------------ Peak Flow ------------ 
 Reach       Area      ID or       Amount   Elevation   Time      Rate      Rate 
Identifier  (sq mi)   Location      (in)      (ft)      (hr)     (cfs)     (csm) 
 
Proposed  0.830E-03                3.242                0.24      4.15   4999.79 
Offsite       0.001                2.567                0.32      4.96   3489.95 
Split         0.002  Upstream      2.816      1.43      0.29      8.69   3860.64 
Split         0.001 Downstream     4.038      1.38      0.30      7.58   6740.96 
Detention     0.001  Upstream      4.038                0.30      7.58   6740.96 
Detention     0.001 Downstream     3.675    746.14      0.40      5.74   5100.76 
StmSewer      0.001  Upstream      1.591      3.00      0.11      1.10    977.78 
StmSewer      0.001 Downstream       0.0      1.00      0.06       0.0       0.0 
OUTLET        0.002                1.837                0.40      5.74   2550.38 
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                              Lotus Assisted Living                              
                               Proposed Conditions                               
 
 Area or    Drainage              ----------- Peak Flow by Storm ----------- 
  Reach       Area            100yr-24hr100yr-12hr100yr-06hr100yr-03hr100yr-01hr 
Identifier   (sq mi)               (cfs)     (cfs)     (cfs)     (cfs)     (cfs) 
 
Proposed  0.830E-03                 0.40      0.70      1.31      2.17      4.15 
Offsite       0.001                 0.66      1.12      1.88      2.93      4.96 
Detention     0.001                  0.0      0.72      2.08      3.89      7.58 
DOWNSTREAM                           0.0      0.71      1.97      3.60      5.74 
Split         0.001                 1.06      1.82      3.18      4.99      8.69 
DOWNSTREAM                           0.0      0.72      2.08      3.89      7.58 
StmSewer      0.001                 1.06      1.10      1.10      1.10      1.10 
DOWNSTREAM                           0.0       0.0       0.0       0.0       0.0 
OUTLET        0.002                  0.0      0.71      1.97      3.60      5.74 
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Outlook

FW: EXTERNAL -Public Commentary Park Street Variance

From Planning <planning@mundelein.org>
Date Mon 8/24/2026 8:22 AM
To Isabel Guadarrama <iguadarrama@mundelein.org>

 
 
From: Stephanie Wilkins <stephanie.wilkins@bairdwarner.com>
Sent: Thursday, August 20, 2026 1:54 PM
To: Planning <planning@mundelein.org>
Subject: EXTERNAL -Public Commentary Park Street Variance
 
Caution: This message originated outside of the Village of Mundelein -- DO NOT CLICK on links or open
attachments unless you are sure the content is safe. If you have any doubt, contact the sender by phone
to confirm.

 

Dear Planning Division,

I am writing to submit public comment regarding the proposed zoning variation for Midwest Eldercare
and the construction of a mixed-use, two-plus-story senior care development near Park Street.

As both a Park Street homeowner and a local Realtor®, I have serious concerns about the impact a
development of this size and intensity could have on our neighborhood. Park Street is a quiet
residential street lined with some of Mundelein’s older homes, and I believe a multi-story mixed-use
senior care facility would be inconsistent with the existing residential character of the area.

My primary concerns include the following:

Increased traffic and congestion: A senior care facility of this size would bring a significant
increase in daily vehicle traffic from employees, residents, visitors, vendors, deliveries, service
providers, and other commercial activity.
Emergency vehicle traffic: Senior care facilities naturally require ambulance and emergency
service access. Frequent ambulance activity, sirens, and emergency vehicle traffic would create
additional noise and disruption in what is currently a peaceful residential neighborhood.
Parking and spillover traffic: Depending on the number of employees, visitors, and residents,
there is a real concern that nearby residential streets could experience additional parking
demand and congestion.
Noise and activity: A mixed-use facility operates very differently from a residential property.
Deliveries, waste removal, maintenance, employee shift changes, commercial services, and
emergency calls could introduce activity at all hours.
Scale and neighborhood character: A two-plus-story mixed-use building would represent a
substantial change in scale compared with the surrounding homes. Once zoning exceptions of
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this nature are granted, they can also create a precedent for additional higher-density or
commercial development in traditionally residential areas.
Property values: As a Realtor, I am particularly concerned about the potential effect on the
marketability and value of the surrounding homes. Buyers who are attracted to Park Street
because of its quiet, established residential setting may view increased traffic, noise, emergency
vehicles, and a large mixed-use building as significant drawbacks. Homeowners should not have
to absorb a potential reduction in property values as a result of a zoning variation that materially
changes the character of their neighborhood.
Quality of life for existing residents: The people who already live on Park Street purchased
and maintain their homes with the reasonable expectation that the residential character of the
neighborhood would be preserved. The interests and quality of life of existing homeowners
should carry significant weight when considering a request to deviate from established zoning.

I certainly understand the importance of providing quality housing and care options for seniors in
Mundelein, and my objection is not to senior housing or eldercare itself. My concern is whether this
particular location and proposed density are appropriate for a quiet residential street.

Zoning protections exist in part to provide residents with predictability regarding how neighboring
properties may be developed. In my opinion, the requested variation represents too substantial a
departure from the existing character and use of this area.

For these reasons, I respectfully ask the Planning and Zoning Commission and the Village of
Mundelein to deny the requested zoning variation for the Midwest Eldercare development and
encourage the applicant to pursue a location that is better suited to the traffic, density, building scale,
and operational needs of this type of facility.

Thank you for considering the concerns of the residents who will be directly affected by this decision. I
appreciate the opportunity to provide public comment and respectfully ask that this correspondence
be included as part of the public record regarding the proposed development.

Sincerely,

Stephanie Wilkins
Park Street Homeowner, Mundelein
Licensed Illinois Realtor®
Mundelein, Illinois
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To: Commission Members 

From: Isabel Guadarrama, Senior Planner 

For: Planning and Zoning Commission Meeting of September 2, 2026 

Subject: Public Hearing - PZC-06-2026 - Landscape Variation at 800-860 N. IL Route 83  
 
Attachments: 
1. Location Map 
2. Application  
 
Background: 
The petitioner and property owner, Susanne Eisenberg of Ivanhoe Shoppes, LLC, is requesting a 
landscape variation for the existing shopping center located at 800–860 N. Illinois Route 83. The 
Subject Property is zoned C-2 General Commercial and is developed with a shopping center 
containing Markiewicz Dental, Advia Bank, AccuVision Eye Care, Kumon, Whimsey Days, Donna's 
Flowers, O Salon, and Pure Cleaners. One tenant space, formerly occupied by Edward Jones, is 
currently vacant. Based on the current uses and former vacant office use, the total required parking 
count is 58. 
 
The development was constructed prior to the 2012 zoning amendment that established the current 
parking lot landscaping requirements. At the time the parking lot was constructed, the Zoning 
Ordinance required one shade tree for every 10 parking spaces, with the trees required to be planted 
within or around the parking area. The ordinance also required a minimum five-foot-wide landscaped 
area along the entire length of the property line abutting a street. While the ordinance did not 
establish a specific number of shrubs, it required dense, live shrubbery with a minimum height of five 
feet. The 2012 amendments expanded the parking lot landscaping requirements to include interior, 
buffer, and perimeter landscaping standards. 
 
The property currently has 160 parking spaces. Based on the parking number, the previous 
requirement would have resulted in a minimum of 16 shade trees. The property currently exceeds 
that number of trees. 
 
On January 21, 2026, the Village Board adopted amendments to Section 20.60.090, Parking Lot 
Landscape, of the Zoning Ordinance. The amendments established parking lot landscaping 
requirements based on the size of the parking lot, reducing the amount of landscaping required for 

Page 198 of 230



 
 
 

smaller parking lots while continuing to require full compliance for larger parking lots. The specific 
requirements for perimeter, buffer, and interior landscaping were not amended. 
 
The parking lot reconstruction on the subject property was initially submitted through a building 
permit application describing the work as reconstruction of the existing 71,861-square-foot parking 
lot with a new surface course, along with limited concrete replacement. Because the proposed work 
reconstructs more than 50 percent of the parking lot, and is larger than 40,000-square-feet, the 
property is required to comply with all the applicable parking lot landscaping standards of Chapter 
20.60 of the Zoning Ordinance. 
 
Based on the ordinance requirements, the property is required to provide: 
 
11 single and 5 double interior landscape islands; 
21 trees within the landscape islands and 4 additional trees required under Section 20.60.070; 
19 shrubs along Sysmex Way and 7 parkway trees; and 
124 shrubs along Illinois Route 83. 
 
Landscape quantity: 32 trees, 143 shrubs, and 21 landscaped islands or 3,024 square feet. 
 
The site currently contains: 
 
6 single and 3 double interior landscape islands; 
7 trees within the landscape islands and 4 additional trees required under Section 20.60.070; 
33 shrubs along Sysmex Way and 7 parkway trees; 
39 shrubs and 5 trees along Illinois Route 83; 
4 trees along the northern property line; and 
3 trees along the western property line. 
  
Landscape quantity: 30 trees, 72 shrubs, and 12 landscape islands or 1,728 square feet. 
 
To improve the site's landscaping, the petitioner proposes: 
 
2 additional trees along the western property line; 
6 additional shrubs along Illinois Route 83; 
1 double interior landscape island and 3 trees; and 
3 additional trees south of the building. 
  
New Landscape quantity when installed: 38 trees, 78 shrubs, 14 landscape islands or 2,016 square 
feet. 
 
With these improvements, the site would still not comply with the parking lot landscaping 
requirements. The property would remain deficient by: 
 
5 single and 1 double interior landscape island, and 11 island trees; and 
87 shrubs along Illinois Route 83. 
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If considering only the quantity of required landscaping, the property would be deficient by 65 
shrubs and 7 landscape islands (or 1,008 square feet of required landscape area), but would exceed 
the required number of trees by 6. 
 
Variation: 
Section 20.60.090(B) of the Zoning Ordinance requires that parking lots larger than 40,000 square 
feet that are reconstructed by more than 50 percent comply with all minimum parking lot 
landscaping requirements set forth in Chapter 20.60. 
 
The Property Owner is requesting a variation from Section 20.60.100, Perimeter Landscaping, and 
Section 20.60.110, Parking Lot Landscaping, to reduce the required perimeter landscaping, the 
number of required interior landscape islands, and the associated placement of shade trees. The 
requested variation is necessary because the Property Owner does not propose to install all the 
required landscape islands or perimeter shrubs on the property. 
 
The Property Owner has identified the following hardships in support of the requested variation: 

• Additional landscape islands would reduce the number of parking spaces available to tenants 
and patrons, as the businesses have designated or preferred parking spaces for employees 
and visitors. 

• Some existing parking spaces are used for snow storage during the winter months. Additional 
landscape islands would reduce the area available for snow storage. 

• Additional landscape islands could create obstacles for vehicles and potential tripping hazards 
for patrons.  

• The Property Owner estimates that installing the additional required landscape 
improvements would increase the project cost by more than $60,000. 

• Additional landscaping along Illinois Route 83 could reduce visibility of the individual 
businesses from the roadway. 

 
Comprehensive Plan: 
The following policies from the Economic Development and Community Culture and Identity chapter 
of the Comprehensive Plan are generally applicable to the proposed project: 

• Encourage larger developments to incorporate “green building” techniques and best 
management practices through zoning bonuses. 

• Enforce landscaping and screening requirements. 

 
Department Comments: 
Police Department stated that the property has not experienced any parking violations or concerns 
related to parking overflow. 
 
Public Works does not recommend planting locust trees too close together within a landscape island. 
Locust trees generally require approximately 25 to 30 feet of spacing to allow for proper growth. If 
the applicant wishes to use locust trees, Public Works recommends planting one tree within the 
island and supplementing the landscaping with shrubs or ornamental grasses. Public Works also 
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confirmed that the 7 trees along Sysmex Way are parkway trees. 
 
Public Comments: 
The Petitioner included 2 letters of support from the current tenants as part of the application 
documents. 
 
Analysis: 
The purpose of the parking lot landscaping requirements is to reduce the visual impact of large paved 
areas, provide shade, improve stormwater management, and enhance the overall appearance of 
commercial developments. While the existing shopping center provides more than the minimum 
required number of parking spaces, it does not comply with the current parking lot landscaping 
standards. 
 
The petitioner has indicated that preserving existing parking spaces is important to the tenants 
because parking spaces closest to individual storefronts are preferred by their customers. However, 
the parking lot was designed to serve the shopping center as a whole rather than individual tenant 
spaces. Additionally, the Zoning Ordinance regulates the minimum number of parking spaces but 
does not require parking spaces to be located adjacent to a specific tenant entrance. Even if all 
required landscape islands were installed, the property would continue to exceed the minimum 
parking requirement. The site currently contains 160 parking spaces, while only 58 parking spaces are 
required based on the existing uses. Installation of all required landscape islands would reduce the 
parking supply by approximately seven additional spaces, leaving the property well above the 
minimum required parking. 
 
Staff also reviewed previous landscape variation requests involving parking lot landscaping. In a 
recent case, the Planning and Zoning Commission supported maintaining the required amount of 
landscaped area while allowing flexibility in the configuration of the islands, such as enlarging end 
islands or consolidating landscaped areas elsewhere within the parking lot. A similar approach could 
be considered for this property if the Commission determines that some flexibility is appropriate. 
 
Staff recognizes one circumstance that may warrant consideration of a variation. The Illinois 
Department of Transportation is currently designing improvements to the Illinois Route 60/83 
corridor that are anticipated to require additional right-of-way along the property's eastern frontage. 
Because the final design has not been completed, it is unknown whether the existing and proposed 
landscaping along Illinois Route 83 will remain or be removed as part of the roadway expansion. 
Requiring the installation of all perimeter landscaping along this frontage before the project is 
finalized could result in the removal of newly installed landscaping. 
 
Based on these considerations, the Planning and Zoning Commission may determine that relief from 
some or all of the perimeter landscaping requirements along Illinois Route 83 is appropriate. 
However, the Commission should also consider whether additional landscaping in other areas of the 
property would better satisfy the intent of the Zoning Ordinance while acknowledging the 
uncertainty surrounding the future IDOT project.  
 
Recommendation: 
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Motion to recommend approval/denial of a variation from Section 20.60.100 of the Zoning 
Ordinance to modify the required quantity and location of perimeter landscaping for the property 
located at 800–860 N. Illinois Route 83. 
 
Motion to recommend approval/denial of a variation from Section 20.60.110 of the Zoning 
Ordinance to reduce the required number of interior landscape islands for the property located at 
800–860 N. Illinois Route 83. 
 
Motion to recommend approval/denial of a variation from Section 20.60.110 of the Zoning 
Ordinance to modify the required location of shade trees within the interior landscape islands for the 
property located at 800–860 N. Illinois Route 83. 
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Location Map: 800-860 N IL Route 83 

 

Legend: 

:  Subject Property 
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Ivanhoe Shoppes LLC Variance Application

Parking lot perimeter landscape yard

 

For the parking lot perimeter landscape yard along Sysmex Way, the zoning ordinance 
requires 24 bushes.  Based on our calculations, the Ivanhoe Shoppes currently has the 
following bushes: 6 Miss Kim Lilac, 5 Hydrangea Bushes, 2 grasses, 3 spireas, 6 Barberry, 8 
Burning bushes, and 5 Junipers totaling 35 Bushes spread along Sysmex Way exceeding the 
requirement.  Also, the Ivanhoe Shoppes has 45 Daylillies spread in three sections, and 4 
Silvias totaling an additional 49 plants.  Our plantings 
bank area side yard and closer to Rt 83.  We are in compliance  and exceed the number of 
bushes required along Sysmex Way but they are spread throughput the side yard as 
opposed to 3 ft apart in a straight line.  Most of our plantings are mature and have created a 
beautiful landscape for the tenants and customers. 

 

For the Rt 83 perimeter landscape yard, the Ivanhoe Shoppes has 6 Weigelias, 5 Burning 
bushes,  6 Miss Kim Lilacs, 20 Junipers, 1 Barberry, 1 Pink Flowering Bush,  and 11 Grasses 
totaling 50 Bushes.  In addition, there are 50 Russian Sage spread over 2 areas, 5 Hostas, 2 
Sedums, 80 Daylilies, 12 Black Eyed Susans, 12 Allium, and 3 Coreopsis totaling 164 
Perennials along the Rt. 83 perimeter yard. Additionally, there are about 150 tulips planted 
for spring.  These plants cover most of the perimeter landscape yard in front of the Ivanhoe 
Shoppes in berms south of the main directory sign.  We have a total of 214 bushes and 
perennials along the Rt. 83 landscape yard which exceeds the 138 bushes required by the 
zoning ordinance and we have created a beautiful landscaping environment along Rt. 83.

Proposal for Rt 83 Perimeter Landscape Yard

The Ivanhoe Shoppes proposes adding in the grass area 
between the southmost Maple and the last berm along Rt 83. .  It is really the only non-
landscaped area.  We are not able to make any changes to the landscaping south of the 
Maple as a small portion of the area near the Advia sign will be taken with the road 
construction.  The Advia sign has to be moved closer to the building and will be 
relandscaped after the road work is completed.   
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To: Commission Members 

From: Ryan Harrington, Planner 

For: Planning and Zoning Commission Meeting of September 2, 2026 

Subject: Public Hearing - PZC-09-2026 - Text Amendment - Accessory Structures - TO BE RE-
NOTICED AND HEARD AT A FUTURE MEETING  

 
Attachments: 
None  
 
Background: 
The proposed text amendment regarding accessory structures was previously scheduled and noticed 
for consideration by the Planning and Zoning Commission. During preparation of the staff report, 
staff identified additional provisions and related language that should be incorporated into the 
proposed amendment to ensure that the regulations are comprehensive and appropriately address 
the subject matter under consideration. 
 
Because these additional provisions and revisions were identified after the original public notice was 
issued, staff determined that the proposed text amendment should be revised and re-noticed prior 
to consideration by the Planning and Zoning Commission. 
 
Accordingly, the item will not be considered at this meeting. Staff will incorporate the additional 
provisions and language, complete the revised proposal and staff report, and provide the required 
public notice for consideration at a future Planning and Zoning Commission meeting. 
 
No action by the Planning and Zoning Commission is requested on this item at this meeting.  
 
Recommendation: 
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