
 
 

PLANNING AND ZONING & HISTORIC COMMISSION 
AGENDA 

Thursday, February 2, 2023 
6:00 PM 

East Dundee Police Station, 2nd Floor Meeting Room 

115 E. 3rd Street, East Dundee, IL 60118 

CALL TO ORDER 

ROLL CALL / DECLARATION OF QUORUM 

APPROVAL OF MINUTES  

PUBLIC COMMENT 

NEW BUSINESS 

Public hearing regarding petition from Elgin Mall Corp. for:  

1. A  text amendment  to Chapter 157 of  the Village of East Dundee Zoning Ordinance  in 
Section  157.003  Rules  and  Definitions,  to  add  “Indoor  Mall”  and  to  Section 
157.050(F)(1)(c)(1), Retail uses, to add “Indoor Mall” as “S” Special Use in the B‐3 Business 
District. 

2. A request for a Special Use for an Indoor Mall multi‐tenant facility for the property located 
at  535 Dundee Ave.,  East Dundee  IL,  60118  portion of PIN  03‐26‐227‐007  in  the B‐3 
Business District; and  
 

Public hearing regarding petition from 590 Healy, LLC for:  

1. A request for a Special Use for CCDD Salvage and Reprocessing of concrete and asphalt 

for the property 590 Healy Road, East Dundee IL, 60118 PIN 01‐30‐300‐009‐0000 in the 

M‐1 Manufacturing District.  

OTHER BUSINESS 

ADJOURNMENT 



Memorandum 

  
To:     Planning and Zoning & Historic Commission  
 
From:    Franco Bottalico, Management Analyst 
   
Subject:  535 Dundee Ave. – Special Use Request and Text Amendments 
 
Date:     February 2, 2023 
_____________________________________________________________________________________ 
 

Background and Summary:    
Staff has received a special use application  from Rosa and Ezequiel Leal, owners of Elgin Mall 
Corp., (“Applicant”) who desires to relocate their existing business from Elgin, IL to 535 Dundee 
Ave. East Dundee, IL 60118 (PIN 03‐26‐227‐007) which is located in the B‐3 Business District. The 
lease at their existing location will expire this year. 
 
Because this type of unique use does not exist in the Village of East Dundee’s zoning ordinance, 
and the nature of the configuration of the individual businesses together in one location, staff 
considers  this  to  be  a  special  use.  Further,  Section  157.224(A)(2),  Special  uses,  states,  “It  is 
recognized, however, that there are certain uses which, because of their unique characteristics, 
cannot be properly classified in any particular district or districts without consideration, in each 
case, of the impact of those uses upon neighboring land and of the public need for the particular 
use of the particular location” which further justifies why this is considered a special use. 
 
Staff has prepared  text amendments which will define  this special use and will permit  it as a 
special use in the B‐3 Business District allowable uses table for the Planning and Zoning & Historic 
Commission (“PZHC”) to consider and recommend to the Village Board of Trustees for approval.  
 
Staff Analysis and Recommendations: 
With regards to the special use application, the Applicant is seeking to operate approximately 80 
total individual businesses, of which 2‐4 would be restaurants at this location. Those 80 individual 
businesses would be spread out over 137 available booth spaces in the layout of the site, in which 
some individual businesses would occupy more than one booth space. 
 
Staff recommends the PZHC review the attached building inspector’s report which highlights a 
challenge with the number of individual businesses proposed regarding existing parking spaces 
available. 
 
Staff has reviewed this application and has made the below recommendations for the PZHC to 
consider.  
 



1. A text amendment to Chapter 157 of the Village of East Dundee Zoning Ordinance  in 
Section 157.003, Rules and definitions, to add “Indoor Mall”. 
 
Staff was worked with the Village Attorney to draft a definition of indoor mall which reads 
as follows: “Indoor Mall. A large retail complex containing a variety of individual stores 
and often  restaurants and other  individual business establishments housed  in a  single 
large building. All permitted uses  in  the Business District B‐3  shall be permitted  in an 
Indoor Mall.” 

 
Staff  recommends  the PZHC make a motion  for  the village board  to approve  the  text 
amendment to Section 157.003, Rules and Definitions adding indoor mall. 
 

2. A text amendment to Chapter 157 of the Village of East Dundee Zoning Ordinance  in 
Section 157.050(F)(1)(c)(1), Retail uses, to add “Indoor Mall” as “S” Special Use in the B‐
3 Business District 
 
Staff  recommends  the PZHC make a motion  for  the village board  to approve  the  text 
amendment to Section 157.050(F)(1)(c)(1) in the allowable uses table below. 
 

Allowable uses of land 

and buildings: 

P: Permitted by‐right 

S: Permitted by special 

use permit 

Downtown 

Business 

District (B‐1) 

Community 

Business 

District (B‐2) 

Service 

Business 

District (B‐3) 

Automotive 

Service 

Business 

District (B‐4) 

Office 

District (O‐

D) 

*** 

(c) Retail uses. 

1. General 

merchandise. 

              

    Indoor Mall 
   

S 
   

*** 

 
3. A  request  for a Special Use  for an  Indoor Mall multi‐tenant  facility  for  the property 

located at 535 Dundee Ave., East Dundee IL, 60118 portion of PIN 03‐26‐227‐007 in the 
B‐3 Business District. 

 
Staff has attached memos from the Building Inspector, Police Chief, and East Dundee Fire 
Protection District in their respective reviews of this application.  
 



This site is approximately 63,346 square feet. Section 157.150(M), Required spaces, states 
“establishments  handling  the  sale  and  consumption  on  the  premises  of  food  and 
refreshment: at  least one parking  space  for  each 150  square  feet of  floor area.” And 
Section 157.150(T) states “retail stores: at  least one parking space for each 200 square 
feet of floor area.” The building inspector refers to this section of the zoning ordinance in 
his  attached memo  during  his  calculations when  determining  the  number  of  parking 
spaces.  

 
Staff recommends the PZHC make a motion for the village board to approve the special 
use application with: i) a condition on the number of individual businesses to 80 permitted 
due to limited parking spaces that exist in that parking lot. After 12 months the applicant 
may reapply  for additional businesses above the 80 amount  (as an amendment to the 
special use) and this request will be reviewed with consideration from staff, the PZHC, 
and the village board; and  ii) a condition requiring accepted construction methods per 
tenant  booth  space  with  signage,  and  secured  doors,  and  a  consistent  exterior 
appearance. 

 
Action Requested: 
Please  review  and  approve  the  findings of  fact  and make  the  above motion  to  approve  the 
request as outlined. 
 
Attachments: 
Findings of Fact 
Layout and Preliminary Plans 
Memos 
Parking Site Map 
Redacted application 
Tenant List 
 
 



 

Planning and Zoning & Historic Commission Meeting 
 

Findings of Fact – Special Use 

Property Location:  535 Dundee Ave.; PIN 03‐26‐227‐007 in the B‐3 Business District 
 
Hearing Date:  February 2, 2023 
 
Special Use 
Requested:  Indoor Mall 
 

Staff has determined the below findings of fact for the PZHHC’s consideration and review: 
 

1. The  use  is  not  injurious  to  the  use  and  enjoyment  of  other  property  in  the  immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property 
values within the neighborhood; Circle one; Yes/No/Not Applicable (N.A.), Explain: 
Yes. 
 

2. The  use will  not  impede  the  normal  and  orderly  development  and  improvement  of  the 
surrounding property for uses permitted in the district; Yes/No/N.A.  
Yes 
 

3. Adequate  utilities,  access  roads,  drainage  or  necessary  facilities  have  been  or  will  be 
provided; Yes/No/N.A. 
Yes 

 
4. Adequate measures have been or will be taken to provide ingress and egress so designed as 

to minimize traffic congestion in the public streets; Yes/No/N.A. 
Yes 
 

5. How  is the proposed special use  in harmony with the purposes, goals, objectives, policies 
and  standards of  the Village of East Dundee Comprehensive Plan,  the Zoning Ordinance, 
and any other plan, program, or ordinance adopted, or under  consideration pursuant  to 
official notice, by  the Village? The 2002 Commercial Development  comp. plan goal  states: 
“To provide  for an adequate and attractive  commercial base  to  serve  the needs of Village 
residents”.  This aligns with the proposed special use. 

 
 
 



 
 
Based on the information contained in the application and the testimony and evidence presented at 
the public hearing, the Planning and Zoning & Historic Commission voted on the approval of these 
findings of fact and the requested special use(s) resulting in the following vote:  
 
____ ayes ____ nays ____ absent ____ abstain 
 
Date:                         
           
 
Signature:                    

Chair, Planning and Zoning & Historic Commission 
 













East Dundee and Countryside Fire Protection District 
 

             401 Dundee Ave,                                                   www.edfire.com 
 East Dundee IL 60118                                        fireprevention@edfire.com 

 

 

Plan Submittal Review 
To: Chris Ranieri, Village of East Dundee Building Inspector 

From: Marc Quattrocchi / Fire Prevention Bureau 

CC: Planning and Zoning & Historic Commission (PZHC) 

Date: January 13th,2023 

Re: 535 Dundee Ave East Dundee, IL 60118 

Mr. Ranieri and PZHC:  

It is the East Dundee Fire Districts opinion that if the Elgin Mall is to move and occupy River Valley Square South 
(535 Dundee Ave) it will have no adverse effect on the Fire District. The Fire District’s initial priority is that the 
building owner and future occupants adhere to the Fire Code and Local Fire District Ordinances creating a safe 
environment for the public, employees, visitors, the Village, and anyone who will have contact with this business. 
We can not preplan accidents or emergencies from occurring, however we can measure and set forth practices 
directed toward the prevention and suppression of emergencies. 

We are confident that the building owner, and managers of the Elgin Mall will work diligently to adhere to any 
standards set forth by Fire Code, Local Ordinances, and the Fire District. 

We have reached out to Elgin 911 to gather historical data pertaining to the call volume and type the Elgin Mall 
has brought to the Elgin Fire Department. We were reassured the quantity and quality of 911 calls received by the 
911 center regarding the Elgin mall’s current location and operation, will not supersede the presumed expectations.  

Sincerely, 

 

 

 
Marc Quattrocchi, Fire Inspector 

 



 

 

Memorandum 

  
To:     Chris Ranieri, Building Official 
 
From:    James Kruger, Chief of Police 
     
Subject:  Dundee Indoor Mall Project 
 
Date:     January 20, 2023 
   

 
Pursuant to the potential of the Elgin Mall, located at 308 S. McLean Blvd, Elgin relocating to East 
Dundee,  I made  contact with  the  Elgin Police Department  for  information.    The  Elgin Police 
Department provided me the calls for service data for the  last three years, as of November 8, 
2022.  It should be noted that 2020 data would also be skewed low due to the pandemic. 
 
Over the last three years, the Elgin Police Department responded to 200 calls for service in 2020, 
173 in 2021, and 146 in eleven months of 2022.  (Break down of calls attached to this memo).  
Anecdotally, the Elgin Police command staff did not believe that the mall created a large demand 
for service to their department.  However, this is also attributed to the fact that Elgin responds 
to 109,000 calls for service per year meaning 173 CFS is .015% of their total calls.  East Dundee 
Police respond to 4,900 calls for service per year making 173 CFS 3.5% of additional call load for 
the East Dundee Police Department. 
 
Another consideration is the potential of increased motor vehicle trips due to the indoor mall’s 
current customer base  following  from Elgin that will now be theoretically experienced  in East 
Dundee.  The Police Department was also contacted by the devleoper to discuss their intention 
of deploying high resolution cameras with license plate reader technology on the property. 
 
It is without question the occupancy of the location will create a higher level of service demand 
than an empty building.  It is fair to say that we may see anywhere from 175 to 225 additional 
calls for service  in a given year, to  include traffic crashes on both public and private property.  
There is no way to know for sure the severity of the calls for service or what the net effect will be 
on our crime statistics.  It has been stated by the developer that many of the businesses are more 
cash‐oriented  that  may  require  strict  cash  handling  and  security.    Besides  a  robust  video 
surveillance system, I would also recommend a business bag drop with a local bank and courier 
service, rather than multiple merchants walking out to make deposits.  This will also provide a 
much  higher  level  of  safety  for  employees.    The  Police  Department  has  a  neutral 
recommendation other than a potential future consideration for resources. 



Elgin Crime Analysis
Elgin Mall Calls for Service

(2020–2022)

Elgin Police Department

151 Douglas Ave.

Elgin IL 60120

847-289-2700 (non-emergency)

Call for Service Type 2020 2021 2022 Total

Customer Management Dispute 3 11 4 18

Accident Property Damage 3 9 3 15

Battery 2 3 1 6

Burglar Alarm 2 0 4 6

Dispute 0 2 3 5

Dog Complaint 1 3 1 5

Suspicious Incident 2 3 0 5

Trouble with Subject 3 1 1 5

Disorderly Conduct 1 3 0 4

Assist Fire Department 1 2 0 3

Theft 0 2 1 3

Criminal Damage to Property 1 1 0 2

Domestic Disturbance 1 1 0 2

Fireworks 0 0 2 2

Loitering 0 1 1 2

Neighbor Complaint 0 1 1 2

Reckless Driving 0 0 2 2

Suspicious Person/Vehicle 1 1 0 2

Theft of Services 1 1 0 2

Trespass 1 1 0 2

Accident with Injury 0 1 0 1

Assist Citizen 0 0 1 1

Check On Welfare 0 1 0 1

Damage to Vehicle 0 0 1 1

Deceptive Practices 1 0 0 1

Domestic Battery 0 0 1 1

DUI 0 0 1 1

EDP 1 0 0 1

Fraudulent Activities 1 0 0 1

Harassment 0 1 0 1

Juvenile Problem 0 0 1 1

Landlord/Tenant Dispute 0 1 0 1

Loud Music 1 0 0 1

Other 1 0 0 1

Panhandling 0 1 0 1

Premise Check 1 0 0 1

Retail Theft 0 1 0 1

Sexual Assault 1 0 0 1

Stop Light Malfunction 0 1 0 1

Suspicious Person 0 0 1 1

Suspicious Vehicle 0 0 1 1

Traffic Problem 0 0 1 1

Violation of Order of Protection 0 0 1 1

Warrant Service 0 0 1 1

Total 30 53 34 117

Created on 11/8/2022



Elgin Crime Analysis
Elgin Mall Calls for Service

(2020–2022 Year to Date)

Elgin Police Department

151 Douglas Ave.

Elgin IL 60120

847-289-2700 (non-emergency)

Call for Service Type 2020 2021 2022 Total

Customer Management Dispute 3 9 4 16

Accident Property Damage 2 7 3 12

Battery 2 3 1 6

Burglar Alarm 2 0 4 6

Suspicious Incident 2 3 0 5

Disorderly Conduct 1 3 0 4

Dispute 0 1 3 4

Dog Complaint 1 2 1 4

Trouble with Subject 2 1 1 4

Assist Fire Department 1 2 0 3

Criminal Damage to Property 1 1 0 2

Domestic Disturbance 1 1 0 2

Fireworks 0 0 2 2

Loitering 0 1 1 2

Neighbor Complaint 0 1 1 2

Reckless Driving 0 0 2 2

Suspicious Person/Vehicle 1 1 0 2

Theft 0 1 1 2

Theft of Services 1 1 0 2

Accident with Injury 0 1 0 1

Assist Citizen 0 0 1 1

Damage to Vehicle 0 0 1 1

Deceptive Practices 1 0 0 1

Domestic Battery 0 0 1 1

DUI 0 0 1 1

EDP 1 0 0 1

Harassment 0 1 0 1

Juvenile Problem 0 0 1 1

Landlord/Tenant Dispute 0 1 0 1

Loud Music 1 0 0 1

Other 1 0 0 1

Panhandling 0 1 0 1

Premise Check 1 0 0 1

Retail Theft 0 1 0 1

Sexual Assault 1 0 0 1

Stop Light Malfunction 0 1 0 1

Suspicious Person 0 0 1 1

Suspicious Vehicle 0 0 1 1

Traffic Problem 0 0 1 1

Trespass 1 0 0 1

Violation of Order of Protection 0 0 1 1

Warrant Service 0 0 1 1

Total 27 44 34 105

Created on 11/8/2022



Elgin Crime Analysis
Elgin Mall Officer-Initiated Activity

(2020–2022)

Elgin Police Department

151 Douglas Ave.

Elgin IL 60120

847-289-2700 (non-emergency)

Call for Service Type 2020 2021 2022 Total

Premise Check 42 20 17 79

Traffic Stop 13 10 9 32

Foot Patrol 3 1 4 8

Suspicious Person/Vehicle 3 3 1 7

Suspicious Vehicle 2 2 3 7

Assist Citizen 2 0 1 3

Follow Up 1 2 0 3

Accident Property Damage 1 0 1 2

Subject Stop 1 1 0 2

Assist Another Agency 1 0 0 1

Check On Welfare 0 1 0 1

Community Engagement 1 0 0 1

Family Problem 0 1 0 1

Fireworks 1 0 0 1

Investigation 0 0 1 1

Loitering 0 1 0 1

Motorist Assist 0 0 1 1

Obstruction 1 0 0 1

Panhandling 1 0 0 1

Parking Violation 1 0 0 1

Recovered Stolen Vehicle 0 1 0 1

Traffic Problem 1 0 0 1

UPC 0 1 0 1

Warrant Service 0 0 1 1

Total 75 44 39 158

Created on 11/8/2022



Elgin Crime Analysis
Elgin Mall Officer-Initiated Activity

(2020–2022 Year to Date)

Elgin Police Department

151 Douglas Ave.

Elgin IL 60120

847-289-2700 (non-emergency)

Call for Service Type 2020 2021 2022 Total

Premise Check 40 13 17 70

Traffic Stop 11 7 9 27

Foot Patrol 2 1 4 7

Suspicious Person/Vehicle 3 2 1 6

Suspicious Vehicle 1 1 3 5

Assist Citizen 2 0 1 3

Follow Up 1 2 0 3

Accident Property Damage 1 0 1 2

Subject Stop 1 1 0 2

Assist Another Agency 1 0 0 1

Check On Welfare 0 1 0 1

Community Engagement 1 0 0 1

Family Problem 0 1 0 1

Fireworks 1 0 0 1

Investigation 0 0 1 1

Loitering 0 1 0 1

Motorist Assist 0 0 1 1

Obstruction 1 0 0 1

Panhandling 1 0 0 1

Recovered Stolen Vehicle 0 1 0 1

Traffic Problem 1 0 0 1

UPC 0 1 0 1

Warrant Service 0 0 1 1

Total 68 32 39 139

Created on 11/8/2022



Memorandum 

  
To:   Planning and Zoning & Historic Commission  
 

From:  Chris Ranieri, Building Inspector 
  
Subject: 535 Dundee – Special Use Request and Text Amendments 
 

Date:   January 26, 2023 
_____________________________________________________________________________________ 
 

Background and Summary:   
Staff has received an application from Rosa and Ezequiel Leal, owners of Elgin Mall Corporation, 
(“Applicant”) who desire to relocate their existing business from Elgin to 535 Dundee Ave. East 
Dundee, IL 60118 (PIN 03-26-227-007) which is in the B-3 Business District.  
 
Building Department Analysis and Recommendations: 
Staff has reviewed this application and has made the below recommendations for the PZHC to 
consider.  
 

Below is an analysis of existing and proposed parking. 
 

The village parking requirements are 1 parking space for each 200 sq. ft. of retail space use and 
1 parking space for each 150 sq. ft. of restaurant space use. 

Village code OFF STREET PARKING Section 157.150 REQUIRED SPACES, 
(M)   Establishments handling the sale and consumption on the premises of food and 
refreshment: at least one parking space for each 150 square feet of floor area. and    
(T)   Retail stores: at least one parking space for each 200 square feet of floor area. 
 

Per the village code I estimate the “Dundee Indoor Mall” will require 328 parking spaces.  
Per the village code the balance of the shopping center requires 133 parking spaces.  
Total parking spaces required 328 + 133 = 461. 
 

The existing parking lot has 394 spaces, (461-394=67) that leave a deficit of 67 parking spaces. 
 
The following is not in the village code but an alternate way of calculating the parking that 
may be required. The required 328 parking spaces / 80 proposed businesses = 4.1 parking 
spaces per business. 
Because there is a 67-parking space deficit (328 – 67 = 261 spaces) there are 261 parking spaces 
available for the Dundee Indoor Mall. 
261 parking spaces / 4.1 per business = 63 businesses allowed.  
NOTE: The existing mall does have several stores that are vacant approximately 18,000 sq. ft. 
18,000 / 200 = 90 parking spaces.  
 

The businesses are currently located in the Elgin Mall.  
The Elgin Mall has 397 parking spaces, plus the possible overflow of 272 parking spaces. 
397 / 87 businesses = 4.56 spaces per business 
 

Staff’s Recommendation:  If all the shopping center units are occupied the existing parking lot 
has a deficit of 67 parking spaces. The Special Use application is requesting approval for 137 
businesses. The Applicant has indicated the number of businesses moving to this location is 80. 
Staff is recommending limiting the number of businesses to 80. 

























Memorandum 

  
To:     Planning and Zoning & Historic Commission  
 
From:    Franco Bottalico, Management Analyst 
 
Subject:  590 Healy, LLC – Tabled Special Use Request 
 
Date:     February 2, 2023 
_____________________________________________________________________________________ 
 

Background and Summary:    
Staff has received an application from Tracy Lampignano, manager of 590 Healy, LLC along with 

their engineering firm, Mackie Consultants, LLC (“Applicant”) regarding the property located at 

590 Healy Road, PIN 01‐30‐300‐009‐0000, located in the M‐1 Manufacturing District (“Property”). 

Applicant came before the Planning and Zoning & Historic Commission (“PZHC”) on November 3, 

2022 where this item was then tabled. 

 
Staff Analysis and Recommendations: 
 
Public hearing regarding petition from 590 Healy, LLC for:  

 
1. A request for a Special Use for CCDD Salvage and Reprocessing of concrete and asphalt 

for the property located at 590 Healy Road, East Dundee IL, 60118 PIN 01‐30‐300‐009‐
0000 in the M‐1 Manufacturing District. 
 
Staff is taking a neutral recommendation on this request. 

 
Action Requested: 
Please review the above special use request and form a motion to the village board. 
 
Attachments: 
Redacted Application 

Findings of Fact 

Future Concept Plan 

Special Use Existing Layout 

























Application for Development Approval April 7, 2017 Page 3 

Special Use Review and Approval 

IF YOU ARE APPLYING FOR A VARIANCE COMPLETE THE FOLLOWING: 

1. From which specific standard of the Village Code is a Variance requested (include Code section number)?

2. For this site, what does the Code require?

3. What is proposed?

4. What unique circumstances have caused the need for a variance?

5. What specific mitigation measures will be used to ensure that the essential character of the area will not be altered? (Suitability

of Present Area)

Paving Section 157.147 (B) (2) & 157.149 (B), and Lighting Section 157.147 (D) for Vehicle/Truck Parking.

The code requires access (section 157.147) for off-street parking facilities.  It is anticipated to use the same ingress

and egress points so no new traffic patterns appear necessary or are proposed to accommodate the uses that

would be established by the requested variance.  The code also requires Design and Maintenance (157.149)  for

Surfacing, landscaping, and lighting, Paving Section 157.147 (B) (2) & 157.149 (B), and  lighting section 157.147 (D)

Please see the attached

Please see the attached

Please see the attached
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3. What is proposed? 
 
Paving Requirements (157.147 (B) (2) & 157.149 (B)): Variation is requested to permit recycled 
asphalt grindings as a drive aisle and parking pavement surface within Truck Parking and 
CCDD Recycling Special Use areas.  This variation does not apply to the permanent Accessory 
Use Truck Parking area. 
 
Lighting Section (157.149 (D)): Variation to release the applicant from requirements to install 
permanent lighting in the CCDD Recycling and Principal Use Truck Parking use areas.  
 
 
4. What unique circumstances have caused the need for a variance? 
 
Paving Requirements (157.147 (B) (2) & 157.149 (B)):  Prior to reclamation, the site was a sand 
and gravel quarry.  Such sites have been traditionally not readily developable after reclamation 
via CCDD materials because the cost of evenly conducting compaction of the fill soils across 
the entire site results in land costs in excess of its retail value.  The requirement of rigid 
pavements such as concrete or conventional asphalt would result in the site being economically 
non-productive after the completion of mine reclamation.  When flexible pavement such as 
recycled asphalt are an allowed pavement, soil compaction can be focused on critical building 
envelopes, public roadways and utility corridors at limited cost and no adverse impact on 
resident or consumer use of the area. 
 
Lighting Section (157.149 (D)):  CCDD recycling operations typically occur during daylight hours 
to avoid noise impacts during night hours.  Because the truck parking areas are not accessible 
to the general public, there is not a need to provide security lighting and its omission is a benefit 
to the preserved open spaces of the forest preserve property East of Healy Road. 
 
5. What specific mitigation measures will be used to ensure that the essential character of the 
area will not be altered? (Suitability of Present Area) 
 
Paving Requirements (157.147 (B) (2) & 157.149 (B)):  The applicant’s operations at the CCDD 
recycling site include loaders and other heavy equipment readily suited for the maintenance of 
smooth, clean and attractive surfaces in the recycled asphalt pavement (RAP) areas, thus 
addressing the maintenance difficulties typically cited in the reasons such materials are not 
ordinarily permitted as the pavement surface.  In fact, the RAP is a pervious surface when 
compared to conventional asphalt pavement which produces less storm water runoff. 
 
Lighting Section (157.149 (D)):  Since the operational needs of the Special Use users do not 
benefit from the provision of permanent fixed lighting, the omission has no negative impacts, but 
the positive impacts include less spillover effects on the adjacent Forest Preserve natural 
habitat areas to the East. 
 



 

 

6. Specifically, how do the particular physical surroundings, shape, or topographical condition of 
the property result in a particular hardship upon the owner, as distinguished from a mere 
inconvenience, if the strict letter of the regulations are carried out? 
 
Paving Requirements (157.147 (B) (2) & 157.149 (B)):  As noted above, the prior use of the site 
as a sand and gravel mine poses a high hazard of settling and pavement breakup to 
conventional pavements.  RAP surfaces are more flexible and adapt better to the soil conditions 
on sites such as this one. 
 
Lighting Section (157.149 (D)):  Surroundings pose no extra hardship for the owner of 
compliance, but normal compliance would pose more negative effects on the adjacen forest 
preserve natural habitats. 
 
7. Specifically, what conditions are present on the property what would not be applicable 
generally to other property within the same zoning classification? (Suitability of Zoning) 
 
Paving Requirements (157.147 (B) (2) & 157.149 (B)):  As noted above the prior mining history 
of the site and CCDD fill pose extraordinary challenges for the provision of conventional 
pavements and their maintenance. 
 
Lighting Section (157.149 (D)):  None.  The variation is based on the fact that no benefit is 
provided to the property use and the omission of fixed permanent lighting enhance the function 
of the adjacent Forest Preserve property. 
 
8. Other than financial return, what other purposes is the variance request based on? 
 
Paving Requirements (157.147 (B) (2) & 157.149 (B)):  As noted above the RAP surface is 
expected to provide a superior performance, appearance and reliability outcome than 
conventional pavement given the fill soils placed in this former mine site. 
 
Lighting Section (157.149 (D)):  Aside from the reduced cost of omitting fixed lighting, its 
omission will provide a net benefit to the adjacent Forest Preserve site compared to a standard 
installation. 
 



 

Planning and Zoning & Historic Commission Meeting 
 

Findings of Fact – Special Use 

Property Location:  590 Healy; PIN 01‐30‐300‐009‐0000 in the M‐ 1 Manufacturing District 
 
Hearing Date:  November 3, 2022 
 
Special Use 
Requested:  Crushing and grinding 
 

Staff has determined the below findings of fact for the PZHHC’s consideration and review: 
 

1. The  use  is  not  injurious  to  the  use  and  enjoyment  of  other  property  in  the  immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property 
values within the neighborhood; Circle one; Yes/No/Not Applicable (N.A.), Explain: 
Unknown  
 

2. The  use will  not  impede  the  normal  and  orderly  development  and  improvement  of  the 
surrounding property for uses permitted in the district; Yes/No/N.A.  
Yes 
 

3. Adequate  utilities,  access  roads,  drainage  or  necessary  facilities  have  been  or  will  be 
provided; Yes/No/N.A. 
Yes 

 
4. Adequate measures have been or will be taken to provide ingress and egress so designed as 

to minimize traffic congestion in the public streets; Yes/No/N.A. 
Yes 
 

5. How  is the proposed special use  in harmony with the purposes, goals, objectives, policies 
and  standards of  the Village of East Dundee Comprehensive Plan,  the Zoning Ordinance, 
and any other plan, program, or ordinance adopted, or under  consideration pursuant  to 
official  notice,  by  the  Village?  The  2002  office/industrial  development  comp.  plan  goal 
states:  “To  ensure  a  strong  diversified  employment  base  which  will  provide  jobs  and 
strengthen the economy of East Dundee”.  This aligns with the proposed special use. 

 
 
 



 
 
Based on the information contained in the application and the testimony and evidence presented at 
the public hearing, the Planning and Zoning & Historic Commission voted on the approval of these 
findings of fact and the requested special use(s) resulting in the following vote:  
 
____ ayes ____ nays ____ absent ____ abstain 
 
Date:                         
           
 
Signature:                    

Chair, Planning and Zoning & Historic Commission 
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