
PLANNING AND ZONING COMMISSION SPECIAL MEETING     October 3, 2022 – 5:30 pm 
Public Safety Center #2, 100 Carrington Drive                       Village of West Dundee 
 
 
I. CALL TO ORDER: 
 
The Planning and Zoning Commission (PZC) meeting was called to order at 5:46pm by Chairman 
Martin. 
 
II. ROLL CALL: 
 
Present were Chairman Bob Martin, Commissioners Brian Slovacek, John Seaton and Andrew 
Wieteska. Commissioner Ron Meyer arrived at 6:27pm. Commissioner Rick Magsamen was absent. 
 
Also in attendance were Director of Economic Development, Planning, Zoning and Urban Design 
Timothy Scott, Village Planner Kim Tibbetts, Village TIF Consultant Dan Gardner, and Village 
Trustee Tom Price. There was one (1) individual in the audience, Mr. John Regan.  
 
III. PLEDGE OF ALLEGIANCE:   
 
Chairman Martin led those in attendance in the Pledge of Allegiance.  
 
IV. APPROVAL OF AGENDA: 
 
Approval of Minutes from the August 22, 2022 PZC Meeting was removed from the agenda, as they 
were not yet available for review.  
 
MOTION:   Moved by Commissioner Seaton and seconded by Commissioner Wieteska to 
approve the agenda as amended.  Upon roll call, the motion was approved. 
 
AYES: Commissioners Seaton, Slovacek, and Wieteska, and Chairman Martin 
NAYS: None 
ABSENT: Commissioners Magsamen and Meyer 
 
V. QUESTIONS FROM THE AUDIENCE: There were none. 
 
VI.      NEW BUSINESS:   
 

A. Consideration of Potential Amendment to the Official Comprehensive Plan of 
the Village of West Dundee – Spring Hill Mall Sub Area 

 
MOTION:  Moved by Commissioner Wieteska and seconded by Commissioner Slovacek to 
open the Public Hearing. Upon roll call, motion was approved.  
 
AYES: Commissioners Wieteska, Seaton, and Slovacek, and Chairman Martin 
NAYS: None 
ABSENT: Commissioners Magsamen and Meyer 
 
The Public Hearing opened at 5:51 pm. 
 
Director Scott provided an overview of the Village’s goals and vision for the Spring Hill Mall area, 
noting that the significant downward trend in the retail sector since the Village’s Comprehensive Plan 
was adopted in 2005 has resulted in the need for an update to the Spring Hill Mall Sub Area Plan 
therein, in order to better reflect market conditions and identify expectations for appropriate 
redevelopment within this area.  
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He shared an overview of efforts made to reinvigorate the mall property and surrounding area over 
the past decade, most notably the previous mall owner’s investment in a partial realization of a 
redevelopment plan, the creation the existing Spring Hill Mall Tax Increment Financing (TIF) District 
and its failure to produce funds for reinvestment based on the mall’s continued decline, the Village’s 
commission of an Aspirational Framework for the mall area to aid in attracting redevelopment, and 
discussions that have been undertaken regarding potential institutional uses within the Spring Hill 
Mall area.   
 
Director Scott pointed to case studies that indicate long-term success for redevelopment projects 
that focus on a right-sized, walkable Main Street-like experience with a mix of multiple uses. He 
noted that a Phase I redevelopment of the mall area could include greening up the mall site, 
lowering the vacant pad site west of the stormwater detention/pond, amenitizing the pond area, 
creating a street network, developing appropriately sized buildings along the Route 72 
frontage/pond, and/or the addition of a mix of housing types on undeveloped parcels. Later phases 
could include incremental development and “de-malling” of the site.  
 
Director Scott noted some of the financial challenges to redevelopment of the Spring Hill Mall Sub 
Area, including the need to replace deteriorating infrastructure and the cost to demolish existing 
underutilized structures.  
 
Director Scott introduced Mr. Dan Gardner, formerly of Houseal Lavigne, who, along with Kane 
McKenna and Associates and Village Attorney Kathleen Field Orr, is assisting the Village in the 
establishment of a new Spring Hill Mall TIF District. A status overview of the proposed new TIF was 
provided and the boundary and future land use maps relative to the proposed new TIF were 
presented. 
 
Director Scott stated that the goal of this discussion is to identify qualitative language that can be 
incorporated into the Comprehensive Plan to facilitate future redevelopment of/within the Spring Hill 
Mall area.  
 
Chairman Martin requested comments and questions from Commission members.  
 
Commissioner Seaton inquired as to discussions with the Village of Carpentersville. Director Scott 
stated that the two municipalities have been working cooperatively toward mall/mall area 
redevelopment, and that Carpentersville is also developing a new Spring Hill Mall Area TIF related to 
properties within its jurisdiction.  
 
Discussion was held regarding the current state of Spring Hill Mall and the low value for which it was 
most recently sold (~$1.9-million) as compared to the asking price for adjacent vacant land (~4.5-
million).  
 
Commissioner Ron Meyer arrived at 6:27pm. 
 
Commissioner Slovacek commented that the envisioned redevelopment concept for this Sub Area 
would seem to offer broad appeal within the current market and for the upcoming generation of 
young adults, and would likely be well supported.  
 
Chairman Martin asked Mr. John Regan, owner of ~20 acres of undeveloped land along Huntley 
Road in the northwest corner of the mall area, to join the conversation. Village Planner Tibbetts 
swore in Mr. Regan. Mr. Regan commented that the conditions of the parcel are such that a low 
density residential development would not be feasible.  
 
Director Scott stated that the Comprehensive Plan amendment and establishment of the new TIF 
District are being processed concurrently, and answered questions regarding the proposed TIF and 
how, if successful, it can aid in incentivizing and facilitating redevelopment.  
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Director Scott asked that before the next scheduled PZC meeting, Commissioners review the draft 
language provided for a potential amendment to the Comprehensive Plan, for further discussion.  
 
Seeing no more comments, Chairman Martin requested a motion to close the Public Hearing.  
 
MOTION:  Moved by Commissioner Slovacek and seconded by Commissioner Seaton to close 
the Public Hearing. Upon roll call, motion was approved.  
 
AYES: Commissioners Slovacek, Wieteska, Meyer, and Seaton, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Magsamen  
 
The public hearing closed at 7:21 pm. 
 
VII.      OLD BUSINESS:     There was none. 
 
VIII. MISCELLANEOUS:   There was none. 
 
IX. ADJOURNMENT: 
 
MOTION: Moved by Commissioner Slovacek and seconded by Commissioner Wieteska to 
adjourn the Planning and Zoning Commission meeting.  Motion was approved by acclimation. 
 
The Planning & Zoning Commission adjourned at 7:22pm. 
 
Respectfully submitted, 

 
Kim Tibbetts 
Village Planner 
 
 
  


