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AGENDA 
PLANNING AND ZONING COMMISSION MEETING 

 
September 16, 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 September 2, 
2026 

V. PUBLIC COMMENTARY 

VI. OLD PZC BUSINESS 

VII. NEW PZC BUSINESS 

 A. Midlothian Crossing - Preliminary Plat of Subdivision 

VIII. QUESTIONS AND COMMENTS 

IX. ADJOURNMENT 

 A. Adjourn the Planning and Zoning Commission Meeting 

  

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

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

 
 

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

September 2, 2026 
 
 CALL TO ORDER  
 The Regular Meeting of the Planning and Zoning Commission of the Village of 

Mundelein was held on September 2, 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, K. Teehan, T. Wilson 
ABSENT: None 
 
Village Attendance 
PRESENT: I. Guadarrama, Senior Planner, and E. Swanson, Recording Secretary 

  

 MINUTES APPROVAL  
  
  

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

 J. Holden moved, seconded by K. Teehan, a Motion to Approve the Planning and Zoning 
Commission Meeting Minutes from July 15, 2026. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Kevin Teehan 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

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

  

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

  

 OLD PZC BUSINESS  
 There was no old PZC business.  
  

 NEW PZC BUSINESS  
  
  

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

 Open Public Hearing  
 J. Holden moved, seconded by S. Petti, a Motion to Open Public Hearing PZC-01-2026 

 
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   
 I. Guadarrama gave a brief history on the subject property and the application for 

allowing an assisted living facility. It is an approved use for the zoning at the property, 
but the petitioner is requesting a variation from the requirement for a 2 story building 
to allow a single story facility.  

  

 Petitioner Presentation  
 Rishi Patel and Amit Ghandi of Midwest Elder Care were sworn in.  

 
The applicants shared their residential approach to assisted living versus care that 
individuals would receive at a big box facility. They are requesting to have a single story 
building to support the smaller care facility. The owners shared that they will remain on 
site and will provide hands-on oversight to the facility.  
 
The Commission asked questions regarding the stormwater concerns brought forth by 
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public commentary received prior to the meeting. Their Architecture team stated that 
they are working with Public Works and Engineering to mitigate any concerns.  
 
K. Teehan stated that he does see the 2nd floor as being a risk for residents in regards 
to falls or unattended residents. 
 
S. Petti asked what the square footage of the facility would be. The applicant stated it 
would be a 7,500 square foot building. 
 
T. Wilson asked about likely demographics of future residents. The petitioner stated 
that they will not be accepting medical insurance or medicaid, so any future residents 
will be paying out-of-pocket. 

  

 Public Commentary  
 Stephanie Wilkins of 425 E Park Street was sworn in. Ms. Wilkins shared concerns 

regarding the overall project, and inquired about the process for the neighbors to 
attempt to rezone this property. Staff let Ms. Wilkins know that only the property 
owner could apply to rezone a property. Third parties can not legally petition to rezone 
a property. Ms. Wilkins asked questions about how much the petitioner plans to charge 
the residents, and what kinds of amenities would be included in the cost. She also 
shared concerns about the sewer system capacity, property values, distance of the 
building from neighboring properties, landscaping, and also had concerns regarding 
"escapees." The petitioner addressed the concerns, but stated that they did not feel it 
was appropriate to share proprietary financial information regarding their business.  
 
Gary Berthold of 319 E Park Street was sworn in. Mr. Berthold shared concerns about 
fitting a facility of this type onto what he considers to be a smaller lot. The petitioner 
reiterated that they could have built a two-story building and not need a variation, yet 
they were requesting a smaller building to create a lesser impact to the neighborhood. 
Mr. Berthold also shared some written public commentary before the meeting. The 
email and attachments sent in are attached below.  
 
Anne Hansen of 407 E Park Street was sworn in. Ms. Hansen requested the contact 
information for the property owners in case concerns come up. The applicants shared 
their contact information. Ms. Hansen also shared concerns regarding lighting.  
 
Eduardo Gonzalez of 342 E Park was sworn in. Mr. Gonzalez shared that he works for a 
larger assisted living facility and has concerns about the ability to maintain the property 
as well as traffic concerns.  
 
Cheryl Gonzalez of 342 E Park was worn in. Mrs. Gonzalez shared concerns that parking 
at the facility may spill over into street parking. She also shared concerns about 
"escapees", increased foot traffic on their street, and coyotes nearby.  
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Tim Welch of 441 Park was sworn in. Mr. Welch stated that he had purchased a home 
in 1985 because it was a residential neighborhood. He stated that he feels that this 
type of facility does not fit with the neighborhood and he rejects the proposal.  
 
Greg Howland of 521 N Grace Avenue was sworn in. Mr. Howland stated that this is 
currently a quiet street. He shared that in the 1940s, 1950s, and 1960s there were 
Dutch Elm trees that lined the street to help cattle migrate to the stockyards nearby. 
He had also shared a physical photo from 1895 of the area showing a hotel, drug store, 
and the stockyard. 

  

 Commission Discussion  
 The commission discussed the difference between assisted living and nursing home 

uses. The applicant shared their experience with skilled care nursing, and stated that 
this will not be a skilled nursing facility. They will be using an onboarding scale to 
determine cognitive ability. K. Garesche asked about how they intend to handle decline 
after a resident lives in the facility. Mr. Ghandi stated that he has connections in the 
elder care community, so they would be able to guide any residents and their families 
in relocating to a skilled nursing facility if there is a decline.  
 
I. Guadarrama reiterated that the proposed use is allowed by zoning code. The variance 
that is up for discussion is the request to reduce the required stories from two to a 
single story structure. 
 
The commission discussed the use definition in the code. They also discussed the 
impacts of the use to the surrounding residential neighborhood. The Commission 
requested that staff consult legal council in order to confirm the use is permitted on 
this zoning lot before continuing.  

  

 Continue Public Hearing  
 T. Roswick moved, seconded by J. Holden, a Motion to Continue Public Hearing PZC-01-

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

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
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 Public Hearing - PZC-06-2026 - Landscape Variation at 800-860 N. IL Route 83  
  
  

 Open Public Hearing  
 K. Garesche moved, seconded by J. Holden, a Motion to open Public Hearing PZC-06-

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

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

  

 Staff Presentation   
 I. Guadarrama gave the attached PowerPoint presentation for the subject property. She 

gave a detailed history of the property as well as the request and the proposed work to 
be done by IDOT.  

  

 Petitioner Presentation  
 Mike Pelfresne and Sue Eisenberg, property owners, were sworn in. They gave detailed 

information on the requests as well as the improvements they have done to the 
property.  

  

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

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

  

 Commission Discussion  
 The commission reviewed the various requests submitted by the petitioner. T. Wilson 

stated that the property owners had done some great improvements to the property 
over the years, and compared to some other strip malls in the area, the Ivanhoe Shops 
has been well maintained.  
 
The point of which updating parking lots of commercial property to conform to new 
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code standards regarding parking lot islands and landscaping was discussed. Seal 
coating does not trigger the need for adding islands, but a full removal and 
replacement of the parking lot does require that they conform to current code 
standards.  
 
Overall the Commission did not feel that the uniqueness of the situation was 
demonstrated and a overall zoning hardship was not found for this case.  

  

 Request regarding Perimeter Landscaping  
 J. Holden moved, seconded by K. Garesche, a Motion to recommend Approval of a 

variation from Section 20.60.110 of the Zoning Ordinance until September 2031, with 
the condition that the variation only delays compliance with the required quantity and 
location of perimeter landscaping for the parking lot located at 800-860 N. IL Route 83. 
The property must comply with the required quantity and location of perimeter 
landscaping by September 2031.  
 
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 
  

  

 Request Regarding Islands  
 K. Garesche moved, seconded by J. Holden, a Motion to recommend approval of a 

variation from Section 20.60.110 of the Zoning Ordinance to reduce the required 
number of interior landscape islands on the north side for the parking lot located at 
800–860 N. IL Route 83. 
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Kerry Garesche 
SECONDER: Commissioner Jennifer Holden 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

Steven Petti, Kevin Teehan, Tim Wilson 
NAYS: None 
ABSTAIN: None 
 
 
J. Holden moved, seconded by S. Petti, a Motion to recommend denial of a variation 
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from Section 20.60.110 of the Zoning Ordinance to reduce the required number of 
interior landscape islands for the center and south end of the parking lot located at 
800–860 N. IL Route 83. 
 
RESULT: Passed [Yes 6, No 1, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Steven Petti 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, 

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

  

 Request Regarding Trees  
 K. Garesche moved, seconded by S. Petti, a Motion to recommed denial of a variation 

from Section 20.60.110 of the Zoning Ordinance to modify the location of the shade 
trees required within the interior landscape islands for the parking lot  
 
RESULT: Passed [Yes 7, No 0, Abstained 0] 
MOVER: Commissioner Kerry Garesche 
SECONDER: Commissioner Steven Petti 
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. Garesche, a Motion to close Public Hearing PZC-06-

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

 There was no action taken at this meeting. The item will be re-noticed and heard at a 
future meeting.  

  

 QUESTIONS AND COMMENTS  
 There were no further questions or comments.  
  

 ADJOURNMENT  
  
  

 Adjourn the Planning and Zoning Commission Meeting  
 J. Holden moved, seconded by S. Petti, a Motion to Adjourn the Planning and Zoning 

Commission Meeting of September 2, 2026 
 
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 
 
The meeting was adjourned at 10:49 PM.  
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343 E Park St.
PZC-01-2026
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Lotus

Address: 343 E Park St.

Zoning: C5-MU

Property Owner: Midwest Eldercare LLC – Rishi Patel & Amit Gandhi

Petitioner: Rishi Patel and Amit Gandhi

Permitted Use: Residential Care Facility

Variation: Table 20.36-4 – 2 story requirement for Multi-Family

Building Bulk and Yard Regulations
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Hardships Identified by the Petitioner

• Maintaining the residential scale and characteristics of the 
surrounding neighborhood.

• Providing a safe, accessible, and functional living environment for the 
users.
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West – C5-MU Zoning District
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Property directly to the West – C5-MU Zoning District
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Property directly to the North – R4 Zoning District
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Property directly to the East – R3 Zoning District
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East – R3 Zoning District
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East – R3 Zoning District
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Amenities: 

16 Bedrooms with Bathrooms
Kitchen
Living Room
Dining Room
Salon
Laundry Room
Assisted Bathroom
Office
Reception
Patio
10 Parking Spaces (1 ADA)
Dumpster with Screening
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850 US Rt. 45
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Ivanhoe Shoppes
PZC-06-2026
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PZC-06-2026

Petitioner:
Susanne Eisenberg, 
Ivanhoe Shoppes, LLC
Address: 
800-860 N. Route 83
Zoning: 
C-2 General Commercial
Application:
Landscape Variation
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Ivanhoe Shoppes

• 9 Tenants, 10 units:
• Markiewicz Dental
• Advia Bank
• AccuVision Eye Care
• Kumon
• Whimsey Days
• Donna’s Flowers
• O Salon
• Pure Cleaners
• Julio’s Tacos
• (vacant)Former Edward Jones

• Estimated Total Parking 
Requirement: 58

• Existing Parking Count: 160
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Ivanhoe Shoppes

• Development was built prior to 
the 2012 Zoning Amendments 
that established the current 
parking lot landscape 
requirements

• Old requirements: 
• 1 shade tree planted within parking 

area for every 10 parking spaces.
• 5-foot-wide landscape area long 

property line abutting a street with 
dense landscaping.

• 1 tree planted every 50 feet along 
property line abutting a street.

• New requirements:
• Perimeter: 1 shrub planted every 3 

feet of landscaped area length along 
property line abutting a street. Must 
be 5 feet in width.

• Interior: 1 parking lot island (144 sq ft) 
with a shade tree for every 10 parking 
spaces. All rows of parking spaces 
shall terminate with a parking lot 
island.

• Buffer: Landscape required if 
adjacent to residential districts.

• Parkway trees: 1 tree planted every 
50 feet along property line abutting a 
street.

• 4 additional trees for non-residential 
development
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Required Landscape Islands

Required Perimeter Landscaping
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Landscape Islands – Complies

Perimeter Landscaping – Not compliant

Landscape Islands – Installed but missing tree
Landscape Islands – Missing sq. ft. and tree
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Identified Hardships by Applicant
• 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. 

• The Property Owner states that 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.

• There are some unknowns on the design and work being done along Illinois 
Route 83.
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Options for voting

As Requested:
1. Allow to modify the required 

quantity and location of perimeter 
landscaping.

2. Allow to reduce the required 
number of interior landscape 
islands.

3. Allow to modify the required 
location of shade trees within the 
interior landscape islands 

Other Options:
1. Allow to modify the required 

quantity OR location of perimeter 
landscaping. Condition: 
Landscape could be installed 
after work is complete on Rt 83.

2. Allow to modify the location of the 
interior landscape islands, 
enforcing square footage.

3. Enforce the location of the interior 
landscape islands and number of 
trees.

4. Request more landscape 
elements and waive the 
remainder.

5. Deny all requests and enforce 
100% compliance.
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1 – FINDINGS OF FACT – VARIATION – PERIMETER LANDSCAPING 

CASE NUMBER PZC-06-2026 
PUBLIC HEARING DATE September 2, 2026 
VARIATION A variation from the required perimeter landscaping. 
On September 2, 2026, the Planning and Zoning Commission voted 7-0 to recommend approval of a variation from Section 
20.60.110 of the Zoning Ordinance until September 2031, with the condition that the variation only delays compliance with 
the required quantity and location of perimeter landscaping for the parking lot located at 800-860 N. IL Route 83. The property 
must comply with the required quantity and location of perimeter landscaping by September 2031. 
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 enforcement of this Ordinance would impose undue hardship on the Property Owner. If the required perimeter 
landscape is installed along Illinois Route 83, there is an uncertainty if the landscape will be removed or if the landscape will 
survive after the Illinois Department of Transportation takes over some of their property for their expansion project. 
2. The plight of the owner is due to unique circumstances; 
The property is subject to unique circumstances, as the Zoning Ordinance does not account for all potential factors beyond the 
control of the Property Owner. The state of Illinois will be acquiring portion of Subject Property for the expansion project of 
Illinois Route 83. There is a possibility that some of the existing trees and shrubs will be removed in the process. 
3. The variation, if granted, will not alter the essential character of the locality; 
The requested variation will not alter the essential character of the locality, as parking will still be provided and landscaping 
will continue to be installed throughout the property. 
The Zoning Administrator, Planning & Zoning Commission, and Village Board, in making its findings, may inquire into the 
following evidentiary issues, as well as any others deemed appropriate. 
1. Because of the particular physical surroundings, shape or topographical conditions of the specific property involved, a 

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

The shape and size of the Subject Property, as well as the characteristics of the surrounding area, impose a hardship on the 
property owner, distinguishing it from a mere inconvenience if the regulations are strictly enforced as they will be losing some 
of the land along where the perimeter landscape for the parking lot is required. 
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 successfully demonstrated that the requested variation was not caused by any 
person currently holding a proprietary interest in the Subject Property.  
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 
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 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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3 – FINDINGS OF FACT – VARIATION – TREES 

CASE NUMBER PZC-06-2026 

PUBLIC HEARING DATE September 2, 2026 

VARIATION A variation to allow the required shade trees for each landscape island to be relocation elsewhere 
within the property. 

On September 2, 2026, the Planning and Zoning Commission voted 7-0 for denial  of a variation from Section 20.60.110 of the 
Zoning Ordinance to modify the location of the shade trees required within the interior landscape islands for the parking lot 
located at 800–860 N. IL Route 83. 

No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 

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

The Commission determined that the strict application of the terms of this Ordinance would not cause undue hardship for the 
Petitioner. The Petitioner failed to adequately demonstrate any hardship or unique circumstances specific to the Subject 
Property. The Subject Property would still meet the minimum required parking spaces needed for the use. 

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

The plight of the owner is not due to unique circumstances since the Zoning Ordinance intentionally requires minimum parking 
and landscape requirements. 

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

If the variation is granted, it may alter the essential character of the locality. 

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 shape, surroundings, and topographical conditions of the property do not create a hardship. 
The Petitioner did not sufficiently demonstrate any unique circumstances or hardships specific to the Subject Property. The 
use can still meet the minimum parking requirements and provides ample space to install the required landscaping within the 
landscape islands. 

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 created this hardship, and the petitioner can install the required landscaping 
where it is required on the subject property, following the requirements in the Zoning Ordinance.  

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

The Commission finds that granting the requested variation will be detrimental to the public welfare in which the property is 
located. 

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

The proposed variation will impair an adequate supply of light and air to adjacent property, substantially increase congestion 
in the public streets, and impair property values within the neighborhood. 

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 inconsistent with the Zoning Ordinance. The Petitioner did not adequately 
demonstrate any hardship or unique circumstances specific to the Subject Property. 

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

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

CASE NUMBER PZC-06-2026 
PUBLIC HEARING DATE September 2, 2026 
VARIATION A waiver from the required number of interior landscape islands on the parking lot. 
On September 2, 2026, the Planning and Zoning Commission voted 7-0 for approval  of a variation from Section 20.60.110 of 
the Zoning Ordinance to reduce the required number of interior landscape islands on the north side for the parking lot located 
at 800–860 N. IL Route 83. 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The strict application of the terms of this Ordinance will result in undue hardship; 
The strict enforcement of this Ordinance would impose undue hardship on the Petitioner due to the existing landscaping on 
the adjacent property to the north, already providing shelter and canopy on the property. 
2. The plight of the owner is due to unique circumstances; 
The property is subject to unique circumstances due to the mature landscaping already existing and overhanging over the 
northern property that would impede the healthy growth of any new trees and shrubs. 
3. The variation, if granted, will not alter the essential character of the locality; 
The requested variation will not alter the essential character of the locality, as parking will still be provided and landscaping 
will continue to be installed throughout the property. 
The Zoning Administrator, Planning & Zoning Commission, and Village Board, in making its findings, may inquire into the 
following evidentiary issues, as well as any others deemed appropriate. 
1. Because of the particular physical surroundings, shape or topographical conditions of the specific property involved, a 

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

The shape and size of the Subject Property, as well as the characteristics of the surrounding area, imposes a hardship on the 
property owner, distinguishing it from a mere inconvenience if the regulations are strictly enforced. Adhering strictly to the 
Zoning Ordinance could create hardships in the shopping center’s landscape maintenance operations as the existing trees 
would not have ample space and shade to grow in a healthy manner. 
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 successfully demonstrated that the requested variation was not caused by any 
person currently holding a proprietary interest in the Subject Property.  
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 the 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 
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 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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2.2 – FINDINGS OF FACT – VARIATION – LANDSCAPE ISLANDS 

CASE NUMBER PZC-06-2026 
PUBLIC HEARING DATE September 2, 2026 
VARIATION A waiver from the required number of interior landscape islands on the parking lot. 
On September 2, 2026, the Planning and Zoning Commission voted 6-1 for denial  of a variation from Section 20.60.110 of the 
Zoning Ordinance to reduce the required number of interior landscape islands for the center and south end of the parking lot 
located at 800–860 N. IL Route 83. 
No variation from the provisions of this Ordinance shall be granted unless the Zoning Administrator, Planning & Zoning 
Commission, and Village Board makes specific written findings based on the standards imposed by this section.  These standards 
are as follows: 
1. The strict application of the terms of this Ordinance will result in undue hardship; 
The Commission determined that the strict application of the terms of this Ordinance would not cause undue hardship for the 
Petitioner. The Petitioner failed to adequately demonstrate any hardship or unique circumstances specific to the Subject 
Property. The Subject Property would still meet the minimum required parking spaces needed for all the current uses and have 
enough for any future users going into the empty units. 
2. The plight of the owner is due to unique circumstances; 
The plight of the owner is not due to unique circumstances since the Zoning Ordinance intentionally requires minimum parking 
and landscaping requirements. The property meets the required minimum parking count for all businesses and losing 7 parking 
spaces for landscape islands does not create a significant difference as it would still meet the required parking count. 
3. The variation, if granted, will not alter the essential character of the locality; 
If the variation is granted, it will alter the essential character of the locality. 
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 shape, surroundings, and topographical conditions of the property do not create a hardship. 
The Petitioner did not sufficiently demonstrate any unique circumstances or hardships specific to the Subject Property. The 
uses can still meet the minimum parking requirements and provide ample space to install the required landscape islands. 
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 created this hardship, and the petitioner can install the required landscaping on 
the subject property following the requirements in the Zoning Ordinance.  
3. The granting of the variation will not be detrimental to the public welfare in the neighborhood in which the property is 

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

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

The proposed variation will not impair an adequate supply of light and air to the adjacent property, substantially increase 
congestion in the public streets, and 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 inconsistent with the Zoning Ordinance. The Petitioner did not adequately 
demonstrate any hardship or unique circumstances specific to the Subject Property. 
6. The value of the property in question will be substantially reduced if permitted to be used only under the conditions 

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

From: Colleen Malec, Senior Planner 

For: Planning and Zoning Commission Meeting of September 16, 2026 

Subject: Midlothian Crossing - Preliminary Plat of Subdivision  
 
Attachments: 
1. Plat Application - Midlothian Crossing 
2. Preliminary Plat of Subdivision 
3. Midlothian Crossing PPT  
 
Background: 
On September 14, 2026, the Village Board considered approval of a Development Agreement for a 
68-unit townhouse project called Midlothian Crossing at 100 S. Midlothian Road. This project is 
permitted by right, as townhouses are permitted under the current zoning designation (R-5 Multi-
Family Residential) and the developer is not requesting any zoning relief. The project is proposed to 
meet all zoning requirements (setbacks, architecture, landscaping, etc.).  
 
The developer, Huron Group, intends to subdivide the property by creating individual units for each 
building, as well as outlot for the private roadways and the stormwater detention areas. The 
proposed lots meet all zoning regulations governing lots such as lot width, minimum lot size, etc. The 
developer will return with a Final Plat of Subdivision in the future when final civil engineering is 
complete.  
 
For more context about the project, see the attached powerpoint presentation summarizing the 
project for the Village Board. The Village Board agenda with the full staff report and development 
agreement can be found here: https://mundeleinil.portal.civicclerk.com/event/508/files 
 
NOTE: The attached Plat Application is unsigned, but the Village expects to received a signed and 
executed application prior to the Planning and Zoning Commission meeting on September 16th.   
 
Recommendation: 
Motion to recommend approval of a Preliminary Plat of Midlothian Crossing. 
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Updated December 11, 2018 

 

PLAT APPLICATION 

PROPERTY INFORMATION     PLAT REQUEST – Please attach plat(s) 

Address________________________________________ □ Preliminary Plat of Subdivision 

Property Index Numbers (PIN) ______________________  □   Final Plat of Subdivision 

_______________________________________________ □   Preliminary and Final Plat of Subdivision 

Size of Property________________________ (sq. ft. /acres) □   Plat of Vacation 

Size of Building Space_________________________ (sq. ft.) □   Plat of Consolidation 

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 

 

PLAT APPLICATION FILING FEE (Preliminary Plats Exempt) 

□ Five Acres or Less: $500 

□ Over Five Acres: $1,000 
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Village of Mundelein 
Community Development 

Plat Application 

 

Page 2 of 4 
 

AFFIDAVIT OF OWNERSHIP AND AUTHORIZATION 
 
COUNTY OF LAKE ) 
   ) 
STATE OF ILLINOIS ) 
 

I, ___________________________________________________________________, under oath, state that I am  

________ the sole   ) 

________ an    ) owner of the property 

________ an authorized officer of the ) 

 
commonly described as (Address) __________________________________and that such property is owned by 

(Printed Name) ___________________________________________as of this date. As owner of the property, I do 

hereby authorize ________________________   (Printed Name or Not Applicable) to represent me in the following 

Planning and Zoning Commission/Village Board matter, ______________________________________ 

____________________________________________________________________________________ (Action). 

 
 
___________________________________________________ 
Signature 
 

Subscribed and sworn to before me 

 

this ______ day of ______________, 20____. 

 
 
___________________________________________________ 
Notary Public Signature 
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Village of Mundelein 
Community Development 

Plat Application 
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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 

Page 59 of 69



 
 

Village of Mundelein 
Community Development 

Plat Application 
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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: ___________________________ 
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Midlothian
Crossing

68 Townhouses 
Proposed by 
The Huron Group

100 S. Midlothian Road

Village Board – September 14, 2026
Staff Presentation
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Location
100 S. Midlothian Road

Former site of the
proposed Carriage
Crossing Senior Living
project

Vacant since 2004

Previously had two 
residential structures
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Zoning & History
Current Zoning: R-5 Multi-Family Residential
(Designation since 1999)

History:

• 1999: Approval granted for Ashbrook
Development (senior apartments). 
Construction did not move forward.

• 2008: Approval granted for Sunrise 
Senior Living (150 units of assisted and 
independent senior living). Did not move 
forward due to economic downturn. 

• 2019: Approval granted for Carriage 
Crossing Senior Living (94 units of 
assisted senior living). Did not move 
forward due to global pandemic. 
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Proposal
The Huron Group proposes to construct 68 
townhouse units on the property. 

Combination of two types of products:
• 31 two-story, front-loaded units
• 37 three-story, rear-loaded units

Parking:
• Two garage spaces per unit, two driveway 

spaces per unit, and 12 guest spaces
• Total = 284 spaces or 4.18/unit

Access and Roadways: Two access points on
Courtland Street. Roadways will remain private and 
maintained by HOA. 

Stormwater: Two new ponds proposed on property 
in addition to existing pond at southeast corner.
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Request for Village Board Action
No zoning relief requested. Developer proposes to meet all Zoning 
Ordinance regulations (setbacks, height, architecture, landscaping, etc.). 

Townhouses are permitted by right under the property’s existing zoning 
designation (R-5 Multi-Family Residential). Townhouses do not require
special zoning approval beyond a building permit.

Village Board action is required due to the existing Development 
Agreement for Carriage Crossing Senior Living. Without that 
agreement, the project would proceed through the standard building 
permit process.

Requested Action: Approval of a Development Agreement that 
terminates the previous agreement and provides terms for this 
development. 

Plat of Subdivision creating individual lots for townhouses will return at 
a future meeting. 
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Questions for Staff or Developer?
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