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Proposed Senior/Mixed-Use Building , 101 East Maple 
Avenue 

Background 
 
PIRHL is a developer of market rate and affordable housing units throughout the Mid-Atlantic and the 
Midwest. In July of 2016, PIRHL Developers, LLC (PIRHL) approached the Village regarding the potential 
development of a site within the Downtown for income-restricted senior apartments. While the Village 
Board was receptive to an affordable senior housing project within the Downtown, the initial project site 
and the Village vision did not quite align.  PIRHL was encouraged by to explore alternative sites, which 
led them to 101 East Maple Avenue, the Alan Josephsen Co. Inc. Recycling Facility.  The development for 
the 1.85 acre site can be summarized as follows:  
 

1. Between 70 and 80 apartments;  
2. Mixture of 1 bedroom and 2 bedroom units;  
3. Four stories; 
4. Common laundry room; 
5. Approximately 3,000 sf of commercial space along Park Street; and 
6. Energy efficient units. 

 
Comprehensive Plan 
 
Applicable residential land use policies outlined in the Comprehensive Plan include:  
 

1. Relocate incompatible uses from the Downtown into suitable locations within the Village.  
2. Locate new multi-family residential developments in appropriate locations within the Village, 

including mixed-use and transitional areas. 
3. Seek opportunities to provide senior housing in appropriate locations that provide proximity and 

easy access to daily goods and services. 
4. Consider the potential impact of new residential development on the schools and municipal 

services. 
5. Promote mixed-use developments, including multi-family units, in the Downtown/TOD area and 

in the mixed-use area adjacent to Diamond Lake. 
6. Enforce property maintenance codes for residential properties. 
7. Ensure residential areas are screened/buffered from adjacent non-residential uses and activity.   

 
The Residential Chapter of the Comprehensive Plan indicates that multi-family residential development 
in the Downtown/TOD Area continues to be important.  Residential areas should be well-maintained 
and attractive.  Stand-alone multi-family developments can be appropriate in designated areas, 
provided the residential development is not located in a prime retail location and the design contributes 
to the overall mixed-use character and function of the area.   
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Aging in Place is an important goal of many proposed active senior housing developments within a 
community where there is a large senior population.  There is a significant need to provide housing for 
current and new residents to downsize and reduce the need to care for large homes and yards.  The 
Residential Areas Plan does not call out specific locations for senior housing.  Preference should be given 
to sites with proximity to transit, goods, and services.  The ability to walk to restaurants, shops, transit, 
entertainment, and services is often important to seniors as it reduces dependence on the automobile 
for daily needs.  Del Webb, Beckett Crossing, and Glen Garden Estates are the primary senior housing 
neighborhoods in the Village.  These developments are all single-family projects.  It should be noted that 
new developments do not need to be restricted to seniors.  Adaptive design can be incorporated into 
any development where a senior can make a transition from multi-level, inaccessibly designed housing.   
 
Downtown North Implementation Plan 
 
In 2016, the Village hired Farr Associates to provide a second phase of implementation planning for 
Downtown Mundelein, focusing in on the subarea north of Hawley Street, the traditional Downtown 
area. The overall vision for the project is a vibrant mixed-use place featuring new housing, restaurants, 
and amenities integrated into the existing fabric of the area. The scope of the Downtown North Plan is 
important on a multitude of levels. As negotiations progress with potential developers, it is necessary to 
be able to visualize all the components of a development and how it will interact with the vision for the 
district. A few objectives for the subarea are as follows: 
 

1. Provide public gathering spaces within the Downtown for events and festivals; 
2. Strategically design and locate streetscaping, landscaping, and placemaking improvements to 

develop a vibrant atmosphere; 
3. Encourage diverse building types; 
4. Use redevelopment to implement a continuous street-wall that promotes walkability and adds 

to the sense of place; and 
5. Encouraging mixed-use developments comprised of retail and service uses. 

 
The Implementation Plan, which is scheduled for Village Board approval in the spring, takes a close look 
at the PIRHL project site and its surrounding area. The Plan envisions the site as a mixed-use building 
with a defining corner feature that fronts the intersection of Park Street and Chicago Avenue. The 
triangle-shaped park, also known as “Abernathy Park” is recommended as a mixture of hardscaping and 
landscaping with opportunities for public art. The goal is to create a space that draws people in and 
provides an attractive space to sit, socialize, go for a walk, or spend a lunch break or evening.   
 
Zoning  
 
The zoning for the property is C-5-MU Downtown Mixed-Use Zoning District.  The C-5-MU Zoning District 
permits multi-family dwellings, dwellings above the ground floor, and mixed-use projects.  A full zoning 
review has not been conducted as the drawings are at the conceptual level.  Staff would work with the 
developer regarding the requirements outlined in the Zoning Ordinance; however, certain design 
elements should be pointed out:  
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1. Care should be taken when designing landscape and hardscape features if there are residential 
units along the ground floor.   

2. Efforts should be made to ensure there is ground-floor engagement with the street and triangle 
park area.   

3. The view of parking from the corner should be minimized.   

4. If possible, opportunities to have buildings or prominent features on both Park Street and Maple 
Avenue should be explored.   

5. The façade at Park Street and Seymour Avenue should be prominent as this parcel serves as a 
terminus and impact area between the Village Hall Subdivision and the traditional downtown 
area.   

Mixed-use buildings located on prominent corners are encouraged to use architectural massing 
elements, such as towers, turrets, or chamfered facades.  Buildings can range from two stories (24 feet) 
to four stories (65 feet), depending on the use and design of the building.  It should be noted that the 
Downtown Zoning Chapter will be reviewed for modifications following the adoption of the Downtown 
North Implementation Plan. 
 
Affordable Housing Participation and Programs 
 
As a reminder, zoning does not make a distinction between affordable housing and market rate housing 
units.  Income is not factored into use-type.  It should be noted though that in the last 5-7 years the 
Village has participated in the following programs relating to Affordable Housing:  
 

1. In October 2013 the Village Board executed an Agreement with the Affordable Housing 
Corporation of Lake County (AHC) to contribute to the purchase of homes by the AHC. 

2. The Village was a member of the Lake County Preservation Initiative steered by the Lake County 
Housing Authority.  AHC has purchased and rehabbed 15 homes in the Village, with three more 
under contract.   

3. Mike Flynn, Assistant Village Administrator, was asked to participate in the Lake County 
Affordable Housing Commission and participated in their final meeting. 

 
Economic Impacts 
 
The proposed building includes over $15 million in investment for the Downtown Tax Increment 
Financing District II.  Based on market value, the proposed impact of the project will in the hundreds of 
thousands of dollars annually, 
Request 
 
The Village Board is asked to provide feedback and direction on the proposed concept plan for the 
affordable senior apartment development.   
 
AO/CM 
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