
 

Village of Mount Prospect 
Planning and Zoning Commission 

Regular Meeting Agenda 
50 S. Emerson St. Mount Prospect, IL 60056 

 

 
August 13, 2026 Village Hall - 3rd Floor Board Room 7:00 PM  
1. CALL TO ORDER 
2. APPROVAL OF MINUTES 
 2.1. PZ-17-26 / 801 West Kensington Road / Signage Variations 

3. NEW BUSINESS 
 3.1. PZ-18-26 / 505 S Wa Pella Ave / CU: 18-Foot-Tall Garage 

 3.2. PZ-20-26 / 50 S Emerson Street / MP2040 Comprehensive Plan -  TO BE 
CONTINUED TO THE AUGUST 27, 2026 PLANNING AND ZONING MEETING. 

4. CITIZENS TO BE HEARD 
5. QUESTIONS AND COMMENTS 
6. ADJOURNMENT 
  

ANY INDIVIDUAL WHO WOULD LIKE TO ATTEND THIS MEETING BUT BECAUSE OF A DISABILITY 
OR NEEDS SOME ACCOMMODATION TO PARTICIPATE, SHOULD CONTACT THE VILLAGE 
MANAGER’S OFFICE AT 847|392-6000, EXTENSION 5307 
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Planning & Zoning Commission Meeting – July 23, 2026       PZ-17-26 

MINUTES OF THE REGULAR MEETING OF THE 
PLANNING & ZONING COMMISSION 

 
CASE NO. PZ-17-26   Hearing Date: July 23, 2026    
 
PROPERTY ADDRESS:  801 W. Kensington Road 
   
PETITIONER:    Michael Sauer, ARCON Associates 

Aneta Mistak, Township High School District 214 
   
PUBLICATION DATE:  July 8, 2026 
                                                             
REQUEST: Signage variations for the installation of a new video 

scoreboard 
 
MEMBERS PRESENT:  Joseph Donnelly 
     William Beattie 

Walter Szymczak 
Richard Rogers 
Michael Fricano 

 
MEMBERS ABSENT:   Donald Olsen 
     Ewa Weir 

Fay Costa 
  
STAFF MEMBERS PRESENT: Ann Choi – Development Planner 
      
INTERESTED PARTIES:  Michael Sauer, ARCON Associates 

Aneta Mistak, Township High School District 214 
Thomas Kroupa, Arlington Heights Resident 

       
Chairman Donnelly called the meeting to order at 7:01 PM. Vice Chairman Beattie made a 
motion seconded by Commissioner Szymczak to approve the minutes from the Planning 
and Zoning Commission meeting on July 9, 2026. The minutes were approved 5-0. 
 
Chairman Donnelly introduced Case PZ-17-26, 801 West Kensington Road, a request for 
signage variations. The Planning and Zoning Commission will serve as the final authority for 
the request. 
 
Staff Presentation 
Ms. Choi introduced Case PZ-17-26, a request by Michael Sauer of ARCON Associates, on 
behalf of Township High School District 214, seeking several signage variations to replace 
the existing athletic scoreboard with a new video scoreboard at Prospect High School. 
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Ms. Choi explained that the subject property is bound by Kensington Road to the north, 
Dale Avenue to the west, Memory Lane to the south, and Forest Avenue to the east. 
 
Ms. Choi stated that the proposed video scoreboard is part of District 214’s broader effort 
to enhance athletic facilities and educational programming including hands-on experience 
in journalism, multimedia production, broadcasting, live event coverage, instant replay, 
and digital content management while building practical, career-ready skills. Ms. Choi 
further states that hands-on learning opportunities include event production, 
broadcasting, graphics, and live event management, and students will learn how to 
program and operate the scoreboard under the direct supervision of a teacher, coach, or 
other designated staff member. Ms. Choi noted that the old scoreboard was recently taken 
down and was located at the southwest portion of the subject property, between the 
sports field and running track, at the south end zone of the football field. Ms. Choi 
presented photos of the previous scoreboard that showed it was a standard scoreboard 
with changeable copy to keep score between the home team and guest teams with the 
words “Prospect High School” and its logos prominently located at the top of the 
scoreboard. Ms. Choi went on to state that the old scoreboard was approximately 25 to 26 
feet in height and that sound was projected through a separate public address (PA) 
system. 
 
Ms. Choi stated that the proposed new scoreboard will be approximately 507 SF in area 
with an overall height of almost 33’ to the top of the Prospect High School mascot logo. Ms. 
Choi explained that the structure would include an approximately 328-square-foot LED 
video display, a 100-square-foot conventional scoreboard below the display showing game 
statistics, and an overhead truss featuring the Prospect Knights name and logo. Ms. Choi 
noted that the video portion of the scoreboard will be utilized during Illinois High School 
Association (IHSA) sanctioned home games for athletic events, including football, soccer, 
lacrosse, and track meets, and the video display will remain off at all other times. Ms. Choi 
stated that a variety of content including game highlights, scoring plays, halftime scores, 
images of players or special guests, school announcements, information regarding 
upcoming events, recognition of donors or sponsors, power ad messaging, including 
advertisements from local sponsors, will be displayed during scheduled events. Ms. Choi 
pointed out that sound will occur via existing and/or new speakers mounted near or on the 
press-box and bleacher areas and will not be broadcast through the video-scoreboard. 
 
Ms. Choi explained that the proposed new scoreboard is approximately 507 SF in area with 
an overall height of 31’-2” to the top of the truss, or to 33’ to the top of the Prospect High 
School mascot logo. Ms. Choi stated that the new video scoreboard will be 25’ wide and 
will have a 10-foot clearance. 
 
Ms. Choi went on to present a diagram identifying portions of the surrounding 
neighborhood where views of the proposed video scoreboard would be obscured. 
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Residences located south of the scoreboard would not be visually affected because they 
are situated behind the face of the display. Ms. Choi noted that existing bleachers and 
landscaping along the west side of the athletic field would also obscure views for 
approximately five (5) residences. Ms. Choi stated that the Petitioner identified a remaining 
area between the sightline extending from the face of the scoreboard and the existing 
bleachers where the scoreboard may be visible. To mitigate these views, Ms. Choi 
explained that a row of new evergreen trees, including arborvitae, are proposed along the 
west side of the field to screen the scoreboard from the residences at 416, 420, 424, and 
428 Dale Avenue and reduce potential visual impacts on the surrounding neighborhood. 
 
Ms. Choi explained that to mitigate these views, a row of new evergreen trees, including 
arborvitae, are proposed along the west side of the field to screen the scoreboard from the 
residences at 416, 420, 424, and 428 Dale Avenue and reduce potential visual impacts on 
the surrounding neighborhood. 
 
Ms. Choi stated that there were other mitigation measures related to when the new video 
scoreboard may be operated. Ms. Choi indicated that the scoreboard would be used only 
during Prospect High School’s IHSA-sanctioned events and games and would remain off 
when no event is taking place. Ms. Choi pointed out that the recommendation included in 
the agenda packet contains a condition requiring the scoreboard to be turned on no earlier 
than 60 minutes before an event or game and turned off within 30 minutes after the event 
or game concludes. However, Ms. Choi noted that the Petitioner has requested that this 
condition be amended to allow the scoreboard to be turned on up to 90 minutes before all 
football games. This would allow a 90-minute countdown to be displayed during pregame 
warm-ups and drills, helping players and coaches track the time remaining before kickoff. 
 
Ms. Choi went on to state that when a unit of local government, such as a school district, 
park district, or county, comes to the Village with a zoning request, the Village should 
consider whether the requested relief furthers the statutory mission of the unit of local 
government and, if it does, give the requested relief some deference.  
 
Ms. Choi referenced Section 7.605 of the Village of Mount Prospect sign ordinance which 
provides that a variation shall not be approved unless findings are made on the following 
standards. Ms. Choi stated that staff finds that strict compliance with the standard height, 
sign area, changeable-copy, illumination, and operational limitations applicable to 
conventional freestanding signs would substantially restrict the scoreboard’s visibility and 
functionality for athletes, students, and spectators within the athletic field, and that the 
requested variations are therefore necessary for the video scoreboard to reasonably serve 
its intended athletic, educational, and informational purposes. >s Choi further stated that 
the video scoreboard must also be sufficiently elevated and sized to be visible across the 
athletic field and spectator seating areas and must accommodate live game information 
and video content associated with school events. Ms. Choi explained that staff finds that 
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the requested relief is necessary to permit a modern athletic scoreboard to function 
effectively. 
 
[The following variations from the signage regulations are required: 
 

1. A sign variation from Section 7.302.G.2 to permit an increase to the maximum 
height of a freestanding sign from twelve feet (12’-0”) to thirty-three feet (33’-0”) to 
the top of the logo. 

2. A sign variation from Section 7.302.G.3 to permit an increase to maximum area of a 
sign face from seventy-five square feet (75 SF) to five hundred seven square feet 
(507 SF). 

3. A sign variation from Section 7.302.G.9 to permit a reduction in the required 
landscaping at the base of the sign from 1,014 square feet to zero square feet (0 SF). 

4. A sign variation from Section 7.302.H.1 to permit more than six (6) permanent items 
of information on the sign which incorporates changeable copy and to permit an 
increase to the maximum area that the changeable copy portion of the sign face of 
the total area of the sign face from forty percent (40%) to eighty-four and four-tenths 
percent (84.4%). 

5. A sign variation from Sections 7.302.H.2 to waive the requirement that the sign 
display a static message only, with no movement, appearance of movement, or 
optical illusion of movement during the static display period; that transitions 
between messages be instantaneous, also known as a slideshow transition, and 
not dissolve, fade, scroll, travel, or include similar transitions; and that messages 
not change more frequently than once every ten (10) seconds. 

6. A sign variation from Section 7.302.H.3 to waive the requirement that the sign be 
equipped with a default mechanism that will stop the messaging or freeze the 
image in one position when a malfunction in electronic programming occurs. 

7. A sign variation from Section 7.302.K.1 to waive the requirement that the sign direct 
attention to a business on a lot adjacent to the lot on which the sign is located. 

8. A sign variation from Section 7.302.K.2 to waive the requirement that the sign be 
located on a lot which is adjacent to a major arterial street. 

9. A sign variation from Section 7.401.F to permit the sign to exceed seventy-five (75) 
foot-candles when measured with a standard light meter perpendicular to the face 
of the sign from a distance equal to the narrowest dimension of the sign. 

10. A sign variation from Section 7.401.G.2.a to waive the requirement that the 
electronic message center sign be turned off no later than the earlier of thirty (30) 
minutes after sunset or seven o’clock (7:00) P.M. 

11. A sign variation from Section 7.401.G.2.b to permit the electronic message center 
sign to exceed four (4) foot-candles using the sign’s night-mode white screen 
setting when measured with a standard light meter at a distance of ten feet (10') 
away from the face of the sign. 
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12. A variation from Section 7.302.K to permit off-premises sponsor advertisements on 
the video scoreboard that do not comply with the applicable off-premises sign 
regulations.] 

 
Staff Recommendation 
Ms. Choi stated that based on the information submitted, Staff finds that the proposed 
signage variation standards have been met, as set forth in the Petitioner’s and staff’s 
responses to the standards, and staff recommends that the Planning and Zoning 
Commission make a motion to adopt staff’s findings as the findings of the Planning and 
Zoning Commission and approve the following motion with the modified conditions 
highlighted in blue: 
 
“To approve signage variations to allow a 507-square-foot, 33-foot-tall video scoreboard at 
the Subject Property, also known as 801 West Kensington Road (PIN: 03-33-201-003-
0000), Case No. PZ-17-26, subject to the following conditions: 
 

1. The video scoreboard shall be installed in strict conformance with the approved 
signage plans which consist of the following (collectively the “Approved Plans”): 

a. “Landscape Plan,” Sheet L100, prepared by Eriksson Engineering 
Associates, Ltd., and bearing the latest revision date of 04/14/26; 

b. “Ground Sign Design Specifications,” consisting of 4 sheets, prepared by 
MBI Companies, and dated 02/25/26; 

c. “Production Ready Artwork Needed for: Knight Logo,” consisting of one (1) 
page, prepared by Daktronics, and dated 06/09/2025; 

d. “List of Expected Athletic Field and Proposed Video/Scoreboard Use” 
(Video-Scoreboard Use/Operations Plan), consisting of one (1) page, 
prepared by District 214, and dated July 10, 2026July 23, 2026. 

2. The operation and use of the video board portion of the scoreboard shall be 
restricted to IHSA-sanctioned home games for varsity-only athletic events, 
including football, soccer, lacrosse, and track meets. Freshman and Junior Varsity 
sports shall use the bottom portion of the scoreboard only. 

3. The video-scoreboard shall be used during main field events/games only in 
accordance with the Video-Scoreboard Use/Operations Plan. The video-scoreboard 
shall be ‘ON’ only during events/games at Prospect High School. The video-
scoreboard shall be turned ‘ON’ within 60 minutes before an event and turned ‘OFF’ 
within 30 minutes after the event/game has concluded. The video-scoreboard shall 
be used only during main field events and games in accordance with the Video-
Scoreboard Use/Operations Plan. The video-scoreboard may be turned “ON” no 
earlier than 90 minutes before a football game and no earlier than 60 minutes 
before any other event or game at Prospect High School. The video-scoreboard 
shall be turned “OFF” within 30 minutes after the event or game has concluded. The 
video scoreboard shall be turned off at the end of the sporting event, no later than 
10:00pm. 
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4. Sound shall not be broadcast through the video-scoreboard. 
5. The video-scoreboard’s illumination shall not strike nor produce glare that would 

affect the nearby street or properties. 
6. Off-premises sponsorship advertisements shall only be displayed during sponsored 

events. 
7. New evergreen shrubs/trees (arborvitae) shall be planted to screen the video-

scoreboard from the neighboring residences to the west along Dale Avenue, in 
accordance with the Landscape Plan, Sheet L100, prepared by Eriksson Engineering 
Associates, Ltd., bearing the latest revision date of 04/07/2026. 

8. Prospect High School shall maintain a log of all complaints received. The complaint 
log shall be made available to Village officials upon request.” 

  
Ms. Choi concluded by stating that the Planning and Zoning Commission’s decision is final 
for this case. 
 
Commission Questions for Staff 
Vice Chairman Beattie asked whether additional landscape screening would be provided 
in the area shown without screening on the site plan and sought clarification regarding the 
existing versus proposed screening. Vice Chairman Beattie also asked whether the video 
scoreboard could be used during daytime graduation ceremonies in addition to the 
proposed permissible uses. Ms. Choi clarified that the proposed condition currently limits 
use of the video scoreboard to IHSA-sanctioned events and games. Ms. Choi noted that if 
the Petitioner wishes to allow its use for graduation ceremonies or other events, they could 
request a modification to the proposed condition. Chairman Donnelly asked to direct the 
questions to the Petitioner. Chairman Donnelly expressed that he would like to encourage 
the school district to use it as much as they can. 
 
Chairman Donnelly asked whether the proposed scoreboard would be larger than the 
existing scoreboard. Ms. Choi explained that the proposed scoreboard would be narrower 
than the existing scoreboard. Ms. Choi also noted that, because the Village's Sign Code 
does not contain regulations specific to scoreboards, the proposed scoreboard is 
classified as an electronic message center (EMC), requiring twelve sign code variations. 
 
Hearing no further questions for staff, Chairman Donnelly swore in the following speakers: 
 

• Petitioner: Michael Sauer, ARCON Associates, 512 W. Hintz Road, Arlington Heights 
IL. Mr. Sauer is the architect for District 214. 

• V.P. Trinh, ARCON Associates, 309 N Prospect Manor, Mount Prospect IL 
• Aneta Mistak, 10659 Golden Gate Avenue, Huntley IL. Ms. Mistak is the Director of 

Operation for District 214. 
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Commission Questions for the Petitioner 
Chairman Donnelly invited the Petitioner to present the proposal and address the 
questions raised earlier by the Commission. 
 
Mr. Sauer explained that the proposal would replace the existing scoreboard in the same 
location with a new, slightly narrower scoreboard that would be mounted higher for safety 
and to accommodate the integrated video display. Mr. Sauer stated that the scoreboard 
includes automatic dimming features to minimize brightness and is comparable to 
scoreboards used at other high schools. 
 
Chairman Donnelly asked whether the Petitioner could provide additional landscape 
screening if concerns arose regarding visibility from nearby residences. 
 
Mr. Sauer responded that additional screening could be installed in the unscreened area if 
necessary and noted that the nearest homes are approximately 200 yards from the 
scoreboard. 
 
Vice Chairman Beattie commented that the scoreboard was not expected to be 
excessively bright but observed that the unscreened area was the only location without a 
natural or installed buffer. Chairman Donnelly concluded that additional screening could 
be considered if complaints were received after installation. 
 
Mr. Sauer stated that the proposed scoreboard would not include speakers and would not 
change the existing sound system. Mr. Sauer noted that the proposal is limited to the visual 
display and does not request any modifications related to sound. Chairman Donnelly 
pointed out that relief for sound is not part of the request for signage relief. 
 
Mr. Trinh was sworn in and stated that he is a principal with ARCON Associates and a 
lifelong Mount Prospect resident and Prospect High School graduate. Mr. Trinh noted that 
his mother resides near the proposed scoreboard location where screening is not 
proposed and stated that any concerns regarding the scoreboard or screening would be 
communicated directly to the project team so they could be addressed promptly. 
 
Vice Chairman Beattie asked whether the Petitioner had considered requesting additional 
flexibility to allow the video scoreboard to be used for other school-related events, such as 
graduation ceremonies or other activities held on the football field, in addition to the 
proposed times. Vice Chairman Beattie asked the Commission whether the proposed 
condition should be modified to allow the video scoreboard to be used for additional 
school-related events beyond IHSA-sanctioned home games. 
 
Ms. Mistak stated that the District would like the flexibility to use the video scoreboard for 
additional school and District 214 events, such as band festivals, graduation ceremonies, 
and other activities held at the stadium, while continuing to comply with all approved 

Page 8 of 47



8 
 

 

Planning & Zoning Commission Meeting – July 23, 2026       PZ-17-26 

hours of operation. Vice Chairman Beattie asked whether the proposed condition should 
be revised to allow the video scoreboard to be used for additional school-related events. 
Vice Chairman Beattie expressed support for providing flexibility for future school 
activities, noting that such events would not be more impactful than athletic events in 
terms of brightness or neighborhood impacts. Ms. Choi advised that the proposed 
condition would need to be amended to allow additional permitted uses of the video 
scoreboard. 
 
Ms. Mistak stated that the District would comply with all approved operating restrictions 
for the video scoreboard and would limit use of the video display to significant school 
events. Ms. Mistak noted that expanding the permitted uses in the condition would provide 
additional flexibility for future school activities. 
 
Chairman Donnelly and Vice Chairman Beattie discussed revising the proposed condition 
to allow the video scoreboard to be used for school events held at the stadium while 
maintaining the approved hours of operation. Ms. Mistak explained that the video display 
could be turned off independently while the scoreboard remained operational, if 
necessary. 
 
Chairman Donnelly asked whether the video scoreboard would operate only while the 
stadium lights were in use. Ms. Mistak confirmed that the video scoreboard would follow 
the same operating schedule as the stadium lights. Chairman Donnelly expressed support 
for modifying the condition accordingly. 
 
Chairman Donnelly, Vice Chairman Beattie, Ms. Choi, and Ms. Mistak discussed revisions 
to the proposed condition. Following discussion, the Commission reached a consensus to 
revise the condition to permit operation of the video board for school events held at the 
stadium, rather than limiting use to IHSA-sanctioned home games. 
 
The revised condition was summarized as follows: "The operation and use of the video 
board portion of the scoreboard shall be restricted to school-sanctioned events that utilize 
the stadium." 
 
Chairman Donnelly stated that the revised condition would allow the video scoreboard to 
be used during school events held at the stadium while the stadium lights were in 
operation. Ms. Mistak expressed support for the revised condition. 
 
Chairman Donnelly asked if anyone in the audience wanted to address this issue or 
whether any additional questions remained for the Petitioner. Hearing none, Chairman 
Donnelly asked staff to summarize the public comment letters received regarding the 
petition. 
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Ms. Choi reported that two public comment letters were received. One letter expressed 
support for the proposal, while the other raised concerns regarding potential noise from 
programming and testing the video scoreboard through the existing PA system, 
construction activities completed prior to approval, and remedies for any unforeseen 
community impacts. 
 
Chairman Donnelly asked whether programming and testing of the video scoreboard 
would result in additional noise impacts to nearby residents. 
 
Mr. Sauer responded that programming and testing of the video scoreboard would not 
result in additional noise beyond existing operations and explained that the video display 
would primarily be used for school announcements, sponsor recognition, and similar 
content rather than commercial advertising. 
 
Chairman Donnelly stated that programming and testing of the video scoreboard would 
occur at the programming station without broadcasting sound through the existing PA 
system. Chairman Donnelly further stated that any sound checks requiring use of the PA 
system would occur only during the approved operating period for the video scoreboard 
prior to an event. Based on the Petitioner's responses, Chairman Donnelly concluded that 
the proposed video scoreboard would not create additional noise impacts beyond the 
existing PA system. 
 
Motion and Vote 
Hearing no further comments or questions, Chairman Donnelly closed the hearing and 
asked for a motion to approve the petition, as amended. Vice Chairman Beattie made a 
motion seconded by Commissioner Szymczak to approve the requested signage relief 
subject to the amended condition. 
 
UPON ROLL CALL AYES: Szymczak, Beattie, Rogers, Fricano, Donnelly 

NAYS: None 
 
The Planning and Zoning Commission approved the motion (5-0). 
 
After hearing no additional items of New Business, Vice Chairman Beattie made a motion, 
seconded by Commissioner Szymczak, and the meeting was adjourned at 7:34 PM. 
 

 
Ann Choi, Development Planner 
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Subject PZ-18-26 / 505 S Wa Pella Ave / CU: 18-Foot-Tall Garage 

Meeting August 13, 2026 - REGULAR MEETING OF THE MOUNT 
PROSPECT PLANNING AND ZONING COMMISSION 

Fiscal Impact (Y/N) N 

Dollar Amount N/A 

Budget Source N/A 

Category NEW BUSINESS 

Type Action Item  

Information 
The Petitioner, Andrew Venamore, is seeking conditional use approval to build an 
18-foot-tall (18’-0”) garage at 505 South Wa Pella Avenue (the Subject Property). 
The proposal meets the standards for a conditional use and Staff is supportive of 
the request. 
 
Discussion 
BACKGROUND / PROPERTY HISTORY 
The Subject Property was annexed into the Village in 1925 and is improved with a 
single-family residence that was constructed in 1958. The Subject Property is 
zoned R-A Single Family Residence District and consists of approximately 0.22 
acres on South Wa Pella Avenue, south of West Shabonee Trail. The Petitioner has 
resided at the Subject Property since 2016 and would like a taller garage to 
accommodate a lofted storage space. 
 
PROPOSAL 
The Petitioner proposes to replace an existing 15-foot-tall garage on his property 
with a new 18-foot-tall (18’-0”) garage. Pursuant to the Village’s Zoning 
Ordinance, detached garages are not permitted to exceed 15 feet in height.  
 
The Petitioner states in Exhibit D of the staff report that he would like to build 
the taller garage to accommodate additional storage space. The new garage would 
be designed to complement the architecture of the petitioner’s existing home.  
 
CONFORMANCE WITH OTHER VILLAGE CODES 
The Subject Property is zoned R-A Single Family Residential. Details of how the 
proposal conforms with other village codes pertaining to R-A residential properties 
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follows: 

• Use: The proposed garage will only be used for approved garage uses 
including parking and storage. 

• Footprint: The garage is proposed to be 720 square feet, which is the 
maximum allowed for a detached garage (the maximum was recently 
increased from 672 square feet to 720 under PZ-01-26)  

• Lot Coverage: The proposed garage will bring the property to a lot coverage 
of 44.4%, below the maximum 50% lot coverage requirement.  

• Setbacks: The proposed garage conforms with all setbacks required for 
accessory structures on R-A Properties 

 
PUBLIC COMMENT 
As of this writing, staff has received a signature sheet from the Property Owner 
with eight signatures of support, two of whom provided letters. Staff has received 
two verbal comments, one in support and another in opposition. Two letters of 
opposition were also sent to staff. 
 
Those opposed cited concerns that an increase in the garage height would set a 
precedent, resulting in more properties looking to increase their garage height. 
Staff notes that all conditional use requests are reviewed on a case-by-case basis 
and typically not determined by precedent. One commenter asked why the 
petitioner could not simply rent a storage unit. Additionally, opponents were 
concerned the garage would degrade nearby property values as they view it to be 
ill-fitting to the neighborhood and would appear to be more commercial than 
residential. 
 
Alternatives 
A. Approval of the following motion:  

1. “A conditional use to construct a garage with a height of 18-feet at 505 
Wa Pella Avenue, subject to the following conditions: 

a. The garage shall not exceed 18-feet (18’-0”) in height. 
b. The garage shall conform to all other Village regulations. 
c. The final garage shall be constructed to the satisfaction of the 

Building Department.” 

 
B. Action at the discretion of the Planning and Zoning Commission.  
 
Staff Recommendation 
To approve a conditional use to allow an 18-foot-tall garage at 505 S Wa Pella 
Ave, subject to the conditions in the staff report. 
 
Attachments 
1. PZ-18-26 Staff Report 
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2. PZ-18-26 Plans 
3. PZ-18-26 Admin Content_Redacted 
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VILLAGE OF MOUNT PROSPECT 50 S. Emerson Street, Mount Prospect, IL 60056  

 

STAFF REPORT FROM THE DEPARTMENT OF   Community Development 
Jason C Shallcross, AICP, CEcD 
Director of Community Development 

Catherine Cook 
Development Planning Intern                         

DATE:  August 7, 2026 
 
CASE NUMBER 
PZ-18-26 

 APPLICANT/PROPERTY OWNER 
Andrew Venamore / John Thornton 
 

PUBLIC HEARING DATE 
August 13, 2026 
 

 PROPERTY ADDRESS/LOCATION 
505 Wa Pella Avenue 

BRIEF SUMMARY OF REQUEST 
The Petitioner, Andrew Venamore, is seeking conditional use approval to build an 18-foot-tall (18’-0”) 
garage at 505 South Wa Pella Avenue (the Subject Property). The proposal meets the standards for a 
conditional use and Staff is supportive of the request.  
 

2024 Aerial Image 

 
 

2026 Zoning Map 

 
 

    
EXISTING 
ZONING 
R-A Single Family 
Residential 

EXISTING LAND USE/ 
SITE IMPROVEMENTS 
Single Family Residence 

SURROUNDING ZONING & LAND USE 
North: R-A Single Family Residential 
East: R-A Single Family Residential 
South: R-A Single Family Residential 
West: R-A Single Family Residential 

SIZE OF 
PROPERTY  
0.22 acres 

    

STAFF RECOMMENDATION APPROVE APPROVE WITH 
CONDITIONS DENY 

 
 
 

DISCUSSION OF PROPOSAL 

 

Subject Property Subject Property 

W
a Pella Ave 

S. W
a Pella Ave 
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BACKGROUND / PROPERTY HISTORY 
The Subject Property was annexed into the Village in 1925 and is improved with a single-family 
residence that was constructed in 1958. The Subject Property is zoned R-A Single Family Residence 
District and consists of approximately 0.22 acres on South Wa Pella Avenue, south of West Shabonee 
Trail. The Petitioner has resided at the Subject Property since 2016 and would like a taller garage to 
accommodate a lofted storage space. 
 
PROPOSAL 
The Petitioner proposes to replace an existing 15-foot-tall garage on his property with a new 18-foot-
tall (18’-0”) garage. Pursuant to the Village’s Zoning Ordinance, detached garages are not permitted to 
exceed 15 feet in height.  
 
The Petitioner states in Exhibit D that he would like to build the taller garage to accommodate 
additional storage space. The new garage would be designed to complement the architecture of the 
petitioner’s existing home.  
 
CONFORMANCE WITH OTHER VILLAGE CODES 
 
The Subject Property is zoned R-A Single Family Residential. Details of how the proposal conforms with 
other village codes pertaining to R-A residential properties follows: 

• Use: The proposed garage will only be used for approved garage uses including parking and 
storage. 

• Footprint: The garage is proposed to be 720 square feet, which is the maximum allowed for a 
detached garage (the maximum was recently increased from 672 square feet to 720 under PZ-
01-26)  

• Lot Coverage: The proposed garage will bring the property to a lot coverage of 44.4%, below the 
maximum 50% lot coverage requirement.  

• Setbacks: The proposed garage conforms with all setbacks required for accessory structures on 
R-A Properties 

 
PUBLIC COMMENT 
As of this writing, staff has received a signature sheet from the Property Owner with eight signatures of 
support, two of whom provided letters. Staff has received two verbal comments, one in support and 
another in opposition. Two letters of opposition were also sent to staff. 
  
Those opposed cited concerns that an increase in the garage height would set a precedent, resulting in 
more properties looking to increase their garage height. Staff notes that all conditional use requests 
are reviewed on a case-by-case basis and typically not determined by precedent. One commenter 
asked why the petitioner could not simply rent a storage unit. Additionally, opponents were concerned 
the garage would degrade nearby property values as they view it to be ill-fitting to the neighborhood 
and would appear to be more commercial than residential. 
 
AUTHORITY, STANDARDS AND FINDINGS 
As of the adoption of PZ-01-26, the Planning and Zoning Commission has final authority for Accessory 
Structure relief and all height increases are conditional uses. 
 
The Planning and Zoning Commission shall review the standards and findings of fact outlined in 
Exhibit A and 1) accept them without changes, 2) accept them with changes, or 3) reject the findings.  
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STAFF RECOMMENDATION 

Staff finds that the proposed conditional use meets the standards contained in the Mount Prospect 
Zoning Ordinance. Staff requests that the Planning and Zoning Commission make a motion to adopt 
Staff’s findings as the findings of the Planning and Zoning Commission and approve the following 
motion:  
 

1. “A conditional use to construct a garage with a height of 18-feet at 505 Wa Pella Avenue, subject 
to the following conditions: 

a. The garage shall not exceed 18-feet (18’-0”) in height. 
b. The garage shall conform to all other Village regulations. 
c. The final garage shall be constructed to the satisfaction of the Building Department.” 

 
The Planning & Zoning Commission’s decision is final for this case. 
 
 
 

ATTACHMENTS:  ADMINISTRATIVE CONTENT 
 

(Zoning Request Application, Responses to 
Standards, etc…) 

PLANS 
 

(Plat of Survey, Site Plan, etc.) 

OTHER  
(Supplemental Information, 
Public Comments Received, 

etc…) 
 

 

 
I concur:  
 
 
 
____________________________________ 
Jason C Shallcross, AICP, CEcD 
Director of Community Development  
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Exhibit A 
Standards and Findings of Fact 

 
CONDITIONAL USE STANDARDS 
Section 14.203.F.8 of the Village of Mount Prospect Zoning Ordinance provides that a Conditional Use 
shall conform to the following requirements: 
 

1. That the establishment, maintenance, or operation of the conditional use will not be detrimental 
to, or endanger the public health, safety, morals, comfort, or general welfare; 

2. That the conditional use will not be injurious to the uses and enjoyment of other property in the 
immediate vicinity for the purposes already permitted, nor substantially diminish and impair 
property values within the neighborhood in which it is to be located; 

3. That the establishment of the conditional use will not impede the normal and orderly 
development and improvement of the surrounding property for uses permitted in the district; 

4. That adequate public utilities, access roads, drainage and/or necessary facilities have been or will 
be provided; 

5. That adequate measures have been or will be taken to provide ingress and egress so designed as 
to minimize traffic congestion in the public streets; 

6. That the proposed conditional use is not contrary to the objectives of the current comprehensive 
plan for the village; and 

7. That the conditional use shall, in all other respects, conform to the applicable regulations of the 
district in which it is located, except as such regulations may, in each instance, be modified 
pursuant to the recommendations of the planning and zoning commission. 

 
Petitioner’s Findings: The Petitioner states that the proposal will replace the existing two-car garage with 
a taller two-car garage that has better storage capabilities, as the increased height would allow for a 
better attic to be created. The gable roof will have additional intersecting gables to provide adequate 
storage for the petitioner without exceeding the maximum allowed square footage for garages. Since the 
proposed use is standard within the Village and neighborhood, it will not impede the enjoyment or use of 
the directly adjacent neighboring properties. It has been designed to closely replicate the recent exterior 
improvements to the principal structure and adheres to all the required setbacks and lot coverage for the 
R-A zoning district. Replacing the garage will allow for the Petitioner to bring the garage into conformance 
with the 5-foot setback, whereas the existing garage is set back 2.39 feet. There will be no need to adjust 
public utilities and/or facilities as a result of this project. There will be no additional impact on traffic 
congestion due to the garage maintaining its two-car status. The Petitioner states that allowing the 
Property Owner to move forward with this project will meet the Village’s Comprehensive Plan by ensuring 
the housing needs of residents are met. 
 
Staff’s Findings: Staff has reviewed the Petitioner’s request for conditional use approval to allow an 
increased height for a detached garage from 15’ to 18’ and finds that the applicable standards have been 
met. There is no indication that the proposed request would endanger the public health, safety, morals, 
comfort, or general welfare or result in physical changes that would adversely impact surrounding 
property values, public utilities, drainage, or traffic circulation on public streets. Given that the 
conditional use shall, in all other respects, conform to the applicable regulations of the district in which 
it is located, staff recommends approval of the requested conditional use. 
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 Exhibit B 
Plat of Survey / Site Plan 
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Exhibit C 
3-D Perspective / Elevation Drawings 
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Exhibit D 
Justification for Increased Height Request
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ORDER NO.---------------------------------------------------------------------------

SCALE: 1 INCH= ------------------------------------------------------------ FEET

FIELDWORK

COMPLETION DATE : ---------------------------------------------------------------------

ORDERED BY:----------------------------------------------------------------------

SCALE   1" = 15'

LOT 17 IN BLOCK 11 IN PROSPECT PARK COUNTRY CLUB SUBDIVISION OF THE SOUTHEAST 1
4

OF SECTION 11 AND THE SOUTH 15 ACRES OF THE EAST 1
2 OF THE NORTHEAST 14

 OF THE NORTHEAST 14 OF SAID SECTION 11, TOWNSHIP 41 NORTH, RANGE 11 EAST OF THE
THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS.

TOTAL LAND AREA = 9,909.9 sq.ft.
 PROPERTY ADDRESS: 505 S. WA PELLA AVE, MOUNT PROSPECT, IL 60056

 PERMANENT INDEX NUMBER: 08-11-418-003-0000

15

AUGUST 30, 2025

SEPTEMBER 04, 2025

ZBIGNIEW DOMOZYCH SERVICES

PHONE:(773)656-4630

(872)210-9473
ziggylandsurveyor@gmail.com

ziggylandsurveyor.us

THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT

ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY SURVEY.

FOR BUILDING LINES, EASEMENTS AND OTHER RESTRICTIONS NOT SHOWN HEREON,

REFER TO YOUR DEED, TITLE POLICY AND LOCAL ZONING ORDINANCE, ETC.

ALL DIMENSIONS ARE SHOWN IN FEET AND DECIMAL PARTS THEREOF.

LEGAL DESCRIPTION NOTED ON THIS PLAT WAS SUPPLIED BY OTHERS

AND MUST BE COMPARED WITH DEED AND/OR TITLE POLICY.

E.BR. - EDGE OF BRICK

- ENCLOSED FRAME PORCHE.FR.P.

- CONCRETE PAVEMENT

- WOOD FENCE

- CHAIN LINK FENCE

O.FR.P. - OPEN FRAME PORCH

N,S,E,W - NORTH, SOUTH, EAST, WEST

U.P. - UTILITY POLE

- EDGE OF CONCRETEE.C.

- WOOD FENCE

- BRICK AREA

- ASPHALT AREA

I.P. at P.C. - IRON PIPE AT PROPERTY CORNER

- CROSS / MAG NAIL

- CROSS / IRON PIPE / IRON ROD

R / M - RECORDED / MEASURED

JOHN  THORNTON

  sq.ft.
1 STORY BRICK & FRAME RESIDENCE   1,092.1
1 STORY SCREENED ADDITION                  180.4
FRAME GARAGE         517.7
FRAME SHED         197.1
CONCRETE DRIVEWAY          1,549.0
CONCRETE PATIO             542.6
CONCRETE STOOPS (FRONT)   27.5

  (BACK)        27.5
TOTAL AREA      4,133.9

TOTAL LOT AREA 9,909.9

State of Il linois
     ss

County of Cook

I, ZBIGNIEW DOMOZYCH do hereby certify
that I have surveyed the above described
property and that the plat hereon drawn is a
correct representation of said survey.

Signature:-----------------------------------------

Date:-----------------------------------------------

REG. ILL. Land Surveyor No. 35-3758

LIC. EXP. NOVEMBER 30, 2026

EXISTING 
SITE PLAN
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John & Kathy Thornton
505 South Wa Pella Avenue 
Mount Prospect, IL 60056

Date: June 19th, 2026
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WEST ELEVATION
SCALE: 3/16" = 1'-0"

SOUTH ELEVATION
SCALE: 3/16" = 1'-0"

EAST ELEVATION
SCALE: 3/16" = 1'-0"

NORTH ELEVATION
SCALE: 3/16" = 1'-0"

H.G.B. OFFICE: 602 Academy Drive, Northbrook, Illinois 60062

UNDERSTANDING
"THE HEARTLAND WAY"

DIFFERENCE ...
TYPICAL GARAGE CONSTRUCTION:

• CONCRETE: 'water ledge' & wire mesh provided,
concrete sloping towards door.

• WALL FRAMING: 2x4 @ 16" O.C.
• CEILING FRAMING: 2x6 @ 32" O.C.
• ROOF FRAMING: 2x6 @ 16" O.C. w/ 25-year 3-

tab shingle.
• HEADERS: (2) LVL's for OHD & (2) 2x6's for

service door and windows.
• WALL & ROOF SHEATHING: 7/16" OSB

(unless municipality requires plywood).
• ELECTRIC: installed with (1) 15-amp circuit for

lights and (1) 20-amp circuit for outlets.

ADDITIONAL "STANDARD"
INCLUSIONS FOR YOUR
HEARTLAND GARAGE:

• Comprehensive permit services with ALL permit
fees and necessary municipal processes included
in your project.

• SAME PRICE for gable vs. hip roof.
• CONCRETE is 5" thick with (2) #5 rebar in the

footing along with fibremesh.
• HOUSE WRAP: "Tyvek" or similar used under the

siding (per manufacturer's spec.).
• TRIM: all window and door openings, along with

the fascia and soffit ,are finished with LP
SMARTSIDE®.

• GUTTERS & DOWNSPOUTS provided to keep
water away from the new foundation.

• DOORS & WINDOWS: OHD & fiberglass service
door are insulated and sliding windows are
double-pane.

• Roofing: ARCHITECTURAL shingle compared to
standard 3-tab shingle.

• ELECTRICAL: installed 'drywall ready' to enable
garage to be finished i.e., bored through the 2x4
walls, not surface mounted.

• WI-FI enabled garage door opener.
• EPOXY FLOOR, a commercial-grade epoxy floor

included if selected by client.
• MUNICIPAL INSPECTIONS are scheduled and

undertaken by HGB staff: owners are not
required to be present.

• 2-YEAR WARRANTY.

John & Kathy Thornton
505 South Wa Pella Avenue 
Mount Prospect, IL 60056

Date: June 19th, 2026
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Close Date

Last Inspection

NOTE

STOP! Have you had a Preliminary Meeting the the Planning Department? If Yes, continue, else, please call 847-818-5328 to
schedule.

Summary of Proposal

The project is to replace an existing inefficient (and damaged) existing accessory building/garage with a new

CLICK HERE for Conditional Uses, Variations, Zoning Map and Text Amendments

Submission Requirements

Proof of Ownership

Thornton Deed.pdf 

Please upload the Property Owner's Signature by downloading this attachment HERE

505 Wa Pella Avenue - Site Entrance Form.pdf 

For Owner Affidavit CLICK HERE

Affidavit of Ownership (Notarized)

505 Wa Pella Avenue - Affivadit of Ownership.pdf 

Paid Receipt of the most recent tax bill

505 Wa Pella Avenue - CC Tax Bill.pdf 

Responses to applicable standards

505 Wa Pella Avenue - Conditional Use Explanation.pdf 

Plans

505 Wa Pella Avenue - PLANS.pdf 

Legal Description

505 Wa Pella Avenue - Legal Description.pdf 

Document indicating intent to buy or lease

Legal Notice

Address Labels

8/6/26, 1:31 PM Permit Details | Citizenserve
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Amount Paid

Balance Due

250.00

0.00
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EXPLANATION OF CONDITIONAL USE 
John & Kathy Thornton - 505 South Wa Pella Avenue 

No conditional use shall be recommended for approval by the 
planning and zoning commission unless it finds:  
 
 
1. That the establishment, maintenance, or operation of the conditional use will not be 
detrimental to, or endanger the public health, safety, morals, comfort, or general 
welfare;  
 
The proposed detached garage project seeks to replace an existing structure that has seen 
better days and needs to be replaced.  As part of the development process for the new garage 
(which will remain a 2-vehicle structure), consideration of the owner’s need for storage of 
important equipment in his garage was considered and an attic level has been created.  This 
attic has increased the height of the garage to 18 feet, which is 3 feet in excess of the permitted 
accessory building height.  The design was carefully considered with the new garage also 
having a gable roof structure (that mimics the existing), but with additional intersecting 
gables to provide the necessary storage on the attic level, while working to keep the overall 
increase in the massing of the garage to a minimum. 
 
2. That the conditional use will not be injurious to the uses and enjoyment of other 
property in the immediate vicinity for the purposes already permitted, nor 
substantially diminish and impair property values within the neighborhood in which 
it is to be located;  
 
Since the proposed use (an accessory building) is a standard within the Village and 
specifically in this neighborhood, the proposal will not impede the enjoyment or use of the 
directly adjacent neighboring property.  The garage has been designed to closely replicate the 
newly updated look of the home, and so will appropriately compliment the home, thus 
maintaining neighborhood property values. 
 
3. That the establishment of the conditional use will not impede the normal and 
orderly development and improvement of the surrounding property for uses 
permitted in the district;  
 
Since the construction of an accessory building is a standard use within the village, this 
replacement garage will not impede other development within this R-A zoning district since 
it adheres to all the remaining setback and coverage requirements of the ordinance for this 
lot. 
 
4. That adequate public utilities, access roads, drainage and/or necessary facilities 
have been or will be provided;  
 
The new garage is proposed to be located in the same position on the lot as the existing 
structure (though now with a confirming north sideyard setback of 5.00 feet compared to the 
existing 2.39 feet) and will thus maintain access to the public street via the existing driveway.  
There will be no necessity for any adjustments to the public utilities and facilities as a result 
of this project. 
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EXPLANATION OF CONDITIONAL USE 
John & Kathy Thornton - 505 South Wa Pella Avenue 

5. That adequate measures have been or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in the public streets;  
 
While the garage will be of an increased size compared to the existing garage, it will remain 
a 2-car structure and so there will be no additional impact on traffic congestion on the public 
street. 
 
6. That the proposed conditional use is not contrary to the objectives of the current 
Comprehensive Plan for the Village; and  
 
The objective of the Village Comprehensive Plan to ensure the housing needs of its residents 
are meet will be enhanced by the construction of the accessory building since it will help to 
satisfy the owners stated desire for more effective storage on his property.  Additionally, the 
design intent behind the construction of this garage (i.e., to essentially replicate the single 
family home), will help to create an effective mix of buildings on the property that seeks to 
solve some of the inefficiencies of the layout of the home. 
 
7. That the conditional use shall, in all other respects, conform to the applicable 
regulations of the district in which it is located, except as such regulations may, in each 
instance, be modified pursuant to the recommendations of the Planning & Zoning 
Commission.  
 
As noted previously, this garage project complies with all remaining zoning ordinance 
requirements and will be a fantastic addition to the lot and neighborhood. 
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EXPLANATION OF CONDITIONAL USE 
John & Kathy Thornton - 505 South Wa Pella Avenue 

 
Property Index Number 

08-11-418-003-0000 
 
 
 

LOT 17 IN BLOCK 11 IN PROSPECT PARK COUNTRY 
CLUB SUBDIVISION OF THE SOUTHEAST ¼ OF 

SECTION 11 AND THE SOUTH 15 ACRES OF THE EAST 
½ OF THE NORTHEAST ¼ OF THE NORTHEAST ¼ OF 
SAID SECTION 11, TOWNSHIP 41 NORTH, RANGE 11 
EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK 

COUNTY, ILLINOIS. 
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Item Cover Page 
 

 
Subject PZ-20-26 / 50 S Emerson Street / MP2040 Comprehensive Plan - 

 TO BE CONTINUED TO THE AUGUST 27, 2026 PLANNING AND 
ZONING MEETING. 

Meeting August 13, 2026 - REGULAR MEETING OF THE MOUNT 
PROSPECT PLANNING AND ZONING COMMISSION 

Fiscal Impact (Y/N)  

Dollar Amount  

Budget Source  

Category NEW BUSINESS 

Type Action Item  

Information 
 
 
Discussion 
 
 
Alternatives 
 
 
Staff Recommendation 
 
 
Attachments 
None 
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