
 

Village of Mount Prospect 
Planning and Zoning Commission 

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

 

 
July 24, 2025 Village Hall - 3rd Floor Board Room 7:00 PM  
1. CALL TO ORDER 
2. APPROVAL OF MINUTES 
 2.1. PZ-09-25 / 1518 N Elmhurst Rd / CU: Massage Therapy 

 2.2. CDBG 2025-2029 Consolidated Plan and Program Year 2025 Action Plan 

 2.3. First Amendment to the CDBG Program Year 2024 Action Plan 

3. NEW BUSINESS 
 3.1. PZ-08-25 / 350 W Kensington Rd 117 / TA CU: Art Studio / Village Board 

Final 

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 10, 20215       PZ-09-25 

MINUTES OF THE REGULAR MEETING OF THE 
PLANNING & ZONING COMMISSION 

 
CASE NO. PZ-09-25   Hearing Date: July 10, 2025    
 
PROPERTY ADDRESS:   1518 North Elmhurst Road 
   
PETITIONER:    Oriental Healing Massage Inc 

Xinglian Tian 
     1518 N Elmhurst Rd 
   
PUBLICATION DATE:   June 25, 2025 
                                                             
REQUEST: Conditional use approval to operate a massage therapy 

establishment at the subject property. 
 
MEMBERS PRESENT:       Joseph Donnelly 

William Beattie  
Ewa Weir 
Walter Szymczak 
Donald Olsen 
Michael Fricano 

 
MEMBERS ABSENT:   Richard Rogers  
 
STAFF MEMBERS PRESENT:  Antonia Lalagos – Development Planner 
 
INTERESTED PARTIES:   Steve Ma  
        
 
Chairman Donnelly called the meeting to order at 7:08 PM. Chairman Donnelly requested to change the 
order of items on the agenda, to move case PZ-09-25, 1518 North Elmhurst Road, to the second item of 
new business. Commissioner Beattie made a motion seconded by Commissioner Szymczak and the 
Commissioners unanimously approved. 
 
Chairman Donnelly moved on to Item 2, Approval of Minutes. Commissioner Beattie made a motion 
seconded by Commissioner Szymczak to approve the minutes of the Planning and Zoning Commission 
meeting on May 22, 2025. The minutes were approved 5-0, with Commissioner Weir abstaining.  
 
After introducing one item of new business, Chairman Donnelly introduced case number PZ-09-25, 1518 
North Elmhurst Road, a request for a conditional use to operate a massage therapy establishment at the 
subject property. Massage therapy businesses require conditional use approval to operate. 
 
Ms. Lalagos introduced the subject property, a single-story multi-tenant commercial building with a 
mixture of restaurant, retail, medical, and personal service establishments.  
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Planning & Zoning Commission Meeting – July 10, 20215       PZ-09-25 

Ms. Lalagos introduced the petitioner, Xinglian Tian of Oriental Healing Massage Inc, and explained that 
the petitioner is proposing to operate a 1,500 square foot massage establishment at the subject 
property. Ms. Lalagos reported that the tenant space was formerly occupied by a dry cleaning business 
and has been vacant since 2022. She shared details from the petitioner’s application, which stated that 
the business will provide professional, comfortable, and efficient massage services to relieve stress, 
relax the body, and improve blood circulation and sleep quality. The petitioner wrote that there will be 
two full-time and one part-time massage therapists, including herself. Ms. Lalagos noted that the 
proposed hours of operation are Monday through Sunday 9:30AM to 9:30PM, and clients would be seen 
by appointment or walk-in. 
 
Ms. Lalagos explained that the petitioner proposes to remodel the interior space to include eight 
therapy rooms, an office, and a reception area, with an existing bathroom. No exterior work is proposed 
aside from installation of a wall sign. 
 
Ms. Lalagos indicated that the petitioner submitted a business license application and a massage 
therapy addendum according to the requirements of Village Code Chapter 11, Article 7 for Massage 
Establishments. 
 
Ms. Lalagos discussed parking requirements. The subject property is a shopping center under 30,000 
square feet, which requires 4 spaces per 1,000 square feet of gross floor area, and restaurants are 
calculated separately. She reported that the parking lot is striped with 64 parking stalls, including 3 
accessible parking stalls. Ms. Lalagos confirmed that the minimum parking requirement for the existing 
and proposed uses are met. 
 
Ms. Lalagos concluded that staff finds that the proposed conditional use meets the applicable standards 
contained in the Mount Prospect Zoning Ordinance. She requested that the Planning and Zoning 
Commission make a motion to adopt staff’s findings as the findings of the Planning and Zoning 
Commission and recommend approval of the following motion:  
  

1. “A conditional use to operate a massage therapy establishment at 1518 North Elmhurst Road, 
subject to the following conditions: 

a. The petitioner shall submit a building permit application with architectural stamped and 
signed permit drawings that indicate the building, mechanical, electrical, and plumbing 
modifications;  

b. Prior to issuance of a business license: 
i. The petitioner shall pass all building permit inspections; and 

ii. The petitioner shall submit to the Village valid state licenses for the massage 
therapists to be employed at the business; 

c. Any massage therapist employed at the business establishment shall hold a valid 
massage therapist license with the State of Illinois; 

d. Compliance with all applicable development, fire, building, and other Village Codes and 
regulations; and 

e. A new conditional use approval shall be required for: 
i. A change of ownership involving 50% or more of the officers or partners; 

ii. A change in legal entity; or 
iii. A change in location.” 
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Ms. Lalagos stated that the Village Board’s decision is final for this case. 
 
Seeing no questions from the Commissioners, Chairman Donnelly invited the petitioner to the stand. 
Chairman Donnelly swore in the petitioner, Steve Ma and Xinglian Tian of Oriental Healing Massage Inc, 
1518 North Elmhurst Road, Mount Prospect. 
 
Chairman Donnelly asked the petitioner to provide a brief description of their case.  
 
Mr. Ma stated that Ms. Tian is applying for a business license to open a professional massage service. He 
explained that she currently owns a successful business in Lindenhurst, so is looking to expand the 
business.  
 
Commissioner Beattie asked if the business was moving from Lindenhurst.  
 
Mr. Ma affirmed the Mount Prospect location would be a new location and is not replacing the existing 
Lindenhurst location. 
 
There were no public comments.  
 
Hearing no further comments or questions, Chairman Donnelly closed the hearing and asked for a 
motion to approve the conditions as noted in the staff report. Commissioner Beattie made a motion 
and Commissioner Weir seconded the motion. 
 
UPON ROLL CALL AYES: Szymczak, Weir, Olsen, Beattie, Fricano Donnelly 

NAYS: None 
 
The Planning and Zoning Commission gave a positive recommendation (6-0) to the Village Board for the 
August 6, 2025 meeting. 
 
After hearing two more items of new business, Chairman Donnelly asked if there were any citizens to be 
heard.  
 
Hearing no further discussion, Commissioner Weir made a motion seconded by Commissioner Beattie 
and the meeting was adjourned at 7:54 PM. 
 

 
Antonia Lalagos, Development Planner 
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Planning & Zoning Commission Meeting – July 10, 20215   CDBG 2025-2029 Consolidated Plan / 2025 Action Plan 

MINUTES OF THE REGULAR MEETING OF THE 
PLANNING & ZONING COMMISSION 

 
CDBG 2025-2029 CONSOLIDATED  Hearing Date: July 10, 2025    
PLAN AND PROGRAM YEAR 2025      
ACTION PLAN  
 
PROPERTY ADDRESS:   50 South Emerson Street 
   
PETITIONER:    The Village of Mount Prospect 
   
PUBLICATION DATE:   June 12, 2025 
                                                             
REQUEST: Community Development Block Grant 2025-2029 Consolidated 

Plan / Program Year 2025 Action Plan and Funding Requests 
 
MEMBERS PRESENT:       Joseph Donnelly 

William Beattie  
Ewa Weir 
Walter Szymczak 
Donald Olsen 
Michael Fricano 

 
MEMBERS ABSENT:   Richard Rogers  
 
STAFF MEMBERS PRESENT:  Antonia Lalagos – Development Planner 
 
INTERESTED PARTIES:   Organizations applying for CDBG funds   
        
 
Chairman Donnelly called the meeting to order at 7:08 PM. Chairman Donnelly requested to change the 
order of items on the agenda, to move case PZ-09-25, 1518 North Elmhurst Road, to the second item of 
new business. Commissioner Beattie made a motion seconded by Commissioner Szymczak and the 
Commissioners unanimously approved. 
 
Chairman Donnelly moved on to Item 2, Approval of Minutes. Commissioner Beattie made a motion 
seconded by Commissioner Szymczak to approve the minutes of the Planning and Zoning Commission 
meeting on May 22, 2025. The minutes were approved 5-0, with Commissioner Weir abstaining.  
 
After introducing two items of new business, Chairman Donnelly introduced the Community 
Development Block Grant 2025-2029 Consolidated Plan / Program Year 2025 Action Plan and Funding 
Requests. 
 
Ms. Lalagos provided a brief background on the CDBG program and explained that CDBG funds must be 
used for activities that primarily benefit the Village’s low- and moderate-income residents. She reviewed 
the draft 2025-2029 Consolidated Plan components and the public participation requirements. Ms. 
Lalagos shared key findings from the CDBG survey related to community service, housing, specialized 
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services, and infrastructure needs, as well as overall top priorities identified by survey respondents. She 
indicated the five priority needs designated in the CDBG strategic plan: public services, homeless 
services, affordable housing, community facilities, and public infrastructure.  
 
Ms. Lalagos then presented the draft 2025 Action Plan, which proposes eligible activities for the time 
period of October 1, 2025 through September 30, 2026. She noted that funding for the Action Plan 
comes from three sources: the annual grant allocation; program income; and carryover funds. Ms. 
Lalagos explained that the amount of funding that can be allocated for public services is limited by HUD 
to a maximum of 15% of the annual grant allocation plus 15% of the prior year program income. Based 
on these guidelines, the Village is estimating $53,682 is available in program year 2025 for public service 
programs. She stated that the Planning & Zoning Commission has the responsibility to review funding 
requests from non-Village agencies and make recommendations concerning those requests. Ms. Lalagos 
reviewed the draft 2025 budget and the timeline for adopting and submitting the 2025 Action Plan to 
HUD. She stated that the draft 2025 Action Plan is currently available for a 30-day public review period 
from June 13 – July 13. Ms. Lalagos announced that the applicant organizations were invited to attend 
the meeting this evening to describe their organizations’ work and what they propose to do with the 
CDBG funding. 
 
Commissioner Beattie asked why HUD places a 15% cap on CDBG public services spending. 
 
Ms. Lalagos replied that the CDBG program is primarily devoted to brick and mortar and physical 
infrastructure development needs and there are other federal grants that are directed towards public 
services needs. 
 
Commissioner Weir asked for examples of community facilities. 
 
Ms. Lalagos explained that parks, community centers, and group homes are examples of community 
facilities, according to HUD. She stated that the community facility has a clientele that is predominantly 
low or moderate income, or is inhabited by people that are low or moderate income. 
 
Chairman Donnelly opened the hearing to the subrecipients. Chairman Donnelly swore in the following 
persons: 
 
Sonia Ivanov / Northwest Compass Inc / 1300 W Northwest Hwy, Mount Prospect 
Ms. Ivanov thanked the Village for its continued support of their hometown agency. She stated that 
Northwest Compass addresses multiple barriers for any resident facing food and housing insecurity. Ms. 
Ivanov noted that they work with the Village Police and Human Services Departments. She extended an 
invitation to stop by their facility in town and enjoy the community garden. Ms. Ivanov explained that 
the CDBG funds would be used for homelessness prevention, housing counseling, and supportive 
services. 
 
Luticia Fiorito / WINGS Program Inc / 5104 Tollview Dr, Rolling Meadows 
Ms. Fiorito thanked the Village for its continued support. She stated that WINGS is the largest domestic 
violence organization in the state, and provides emergency shelter through two safe houses in Chicago 
and northwest Cook County, plus 167 units of housing scattered throughout Cook County. Ms. Fiorito 
explained that in the last year WINGS has expanded its hospital program from 4 to 8 hospitals to provide 
bedside intake, counseling and referrals, and staff training. She stated that in the last year WINGS 
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provided 180 nights of shelter to Mount Prospect residents. Ms. Fiorito shared the experience of one of 
the program “graduates” who was able to leave an abusive relationship and obtain full time work and 
healthcare, purchase a car, and work towards completing a higher education degree. 
 
Kimberly Mertz / Suburban Primary Health Care Council (Access to Care) / 2225 Enterprise Dr, 
Westchester 
Ms. Mertz stated that Access to Care has provided primary health care services to low income uninsured 
and underinsured Suburban Cook County residents since 1988. She detailed the three components of 
the program: primary care physicians for $5 per visit, lab and radiology for $5 per test, and prescriptions 
for $15-40 for a 30-day supply. She noted these services are provided on an unlimited as needed basis. 
Ms. Mertz reported that the agency has behavioral health services, opioid risk management, and 
flu/pneumonia vaccines for free. She stated that the purpose of the organization is to provide primary 
health care services to those who are not eligible for State or Federal programs, who go to the ER for 
illnesses, or who don’t seek care at all. Ms. Mertz reported that last year, Access to Care served 6000 
people in Suburban Cook County and they have served 219 of Mount Prospect residents since January 
2025. She thanked the Village for their support. 
 
Commissioner Beattie asked if the cuts to Medicaid will result in more applicants for Access to Care. 
 
Ms. Mertz replied that Access to Care serves people that are not eligible for any other program, so if 
people are no longer eligible for Medicaid, they may seek their program.   
 
Luna Spivey / Children’s Advocacy Center / 640 Illinois Blvd, Hoffman Estates  
Ms. Spivey explained that CAC has three locations in Hoffman Estates, Arlington Heights, and Skokie. She 
stated that their mental health program provides trauma-informed and evidence-based mental health 
services for children between the ages of 3 and 17 that are victims of abuse. Ms. Spivey shared that the 
services allow the children to process the trauma and move forward with their lives. She reported that 
the agency serves 30-40 children in the Mount Prospect area per year, on average. 
 
Shaina Makani / Journeys | The Road Home / 1140 E Northwest Highway Palatine 
Ms. Makani thanked the Commission for the support they have given Journeys. She stated that Journeys 
has supported Mount Prospect residents since 1989 who are experiencing homelessness or are at risk of 
homelessness. Ms. Makani explained that Journeys provides a comprehensive continuum of care that 
includes emergency shelter, specialized programs for people with complex needs, supportive housing 
and nearly 50 wraparound services. She reported that Journeys has 37 towns and villages in their service 
area. Ms. Makani confirmed that in the last year Journeys served 1060 clients across all programs and 
towns, including 50 Village residents. She noted that due to budget cuts they expect to see an increase 
in people coming to the agency.  
 
Paula Bush / North West Housing Partnership / 1701 E Woodfield Rd, Schaumburg  
Ms. Bush thanked the Village for supporting the home repair program. She explained that North West 
Housing Partnership is a new recipient, and this will be their second round of funding. Ms. Bush asserted 
that home repair is very costly, and the program provides a cost-effective way for residents to remain in 
their homes and have quality repairs. She noted that after construction, their agency provides the 
homeowner with resources from many of the public service organizations if additional services are 
needed. 
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Trina Grogen / Search Inc / 1925 N Clybourn Ave, Chicago 
Ms. Grogen thanked the Village for having her at the meeting. She explained that Search Inc is a non-
profit organization that supports adults with intellectual and developmental disabilities (IDDs) through 
wrap around support services. Ms. Grogen reported that they support 375 people with IDD annually, at 
4 adult learning sites and 27 community homes. She noted that Mount Prospect is home to 46 
individuals in eight homes, and the largest Search adult learning site. Ms. Grogen shared that Search 
takes great pride in maintaining beautiful and accessible homes that are well-integrated into the 
community. She stated that Search respectfully requests support to build a new accessible kitchen at 
their home on Pin Oak Drive, which is home to 6 men with IDDs. Ms. Grogen explained that this 
accessibility project would allow the men to have greater independence, gain work/life skills, and more 
safely use the home they live in. She confirmed that Mount Prospect has been an important partner for 
over two decades to maintain and improve their homes, including energy efficiency and accessibility 
projects, all of which have improved the quality of life for the people they support. Ms. Grogen reported 
that Community Integrated Living Arrangements (CILA) only receive a $15,000 lifetime allotment from 
the state for capital improvements. She shared that Search is 92% Medicaid funded, and many grants do 
not support capital improvements, so the Village support is critical.  
 
Chairman Donnelly asked for a motion to approve the 2025-2029 Consolidated Plan and the 2025 Action 
Plan and proposed budget. Commission Beattie made a motion and Commissioner Weir seconded the 
motion.  
 
UPON ROLL CALL AYES: Szymczak, Weir, Olsen, Beattie, Fricano Donnelly 

NAYS: None 
 
The Planning and Zoning Commission gave a positive recommendation (6-0) to the Village Board. 
 
After hearing one more item of business, Chairman Donnelly asked if there were any citizens to be 
heard.  
 
Hearing no further discussion, Commissioner Weir made a motion seconded by Commissioner Beattie 
and the meeting was adjourned at 7:54 PM. 
 

 
Antonia Lalagos, Development Planner 
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MINUTES OF THE REGULAR MEETING OF THE 
PLANNING & ZONING COMMISSION 

 
FIRST AMENDMENT TO CDBG   Hearing Date: July 10, 2025    
PY2024 ACTION PLAN      
 
PROPERTY ADDRESS:   50 South Emerson Street 
   
PETITIONER:    The Village of Mount Prospect 
   
PUBLICATION DATE:   June 12, 2025 
                                                             
REQUEST: Community Development Block Grant First Amendment to 

Program Year 2024 Action Plan 
 
MEMBERS PRESENT:       Joseph Donnelly 

William Beattie  
Ewa Weir 
Walter Szymczak 
Donald Olsen 
Michael Fricano 

 
MEMBERS ABSENT:   Richard Rogers  
 
STAFF MEMBERS PRESENT:  Antonia Lalagos – Development Planner 
 
INTERESTED PARTIES:   Organizations applying for CDBG funds   
        
 
Chairman Donnelly called the meeting to order at 7:08 PM. Chairman Donnelly requested to change the 
order of items on the agenda, to move case PZ-09-25: 1518 North Elmhurst Road, to the second item of 
new business. Commissioner Beattie made a motion seconded by Commissioner Szymczak and the 
Commissioners unanimously approved. 
 
Chairman Donnelly moved on to Item 2: Approval of Minutes. Commissioner Beattie made a motion 
seconded by Commissioner Szymczak to approve the minutes of the Planning and Zoning Commission 
meeting on May 22, 2025. The minutes were approved 5-0, with Commissioner Weir abstaining.  
 
After introducing three items of new business, Chairman Donnelly introduced the Community 
Development Block Grant First Amendment to Program Year 2024 Action Plan. 
 
Ms. Lalagos explained that the original 2024 Action Plan was approved in July 2024 by the Village Board 
and covers the period October 1, 2024 through September 30, 2025. She reported that the Village 
received additional program income and has unspent funds from program years 2023 and 2024 and that 
the Village is amending the Action Plan to consolidate the extra funds into one project. Ms. Lalagos 
stated that an amendment to the Action Plan requires public participation, including the public hearing 
today, and the 30-day public comment period, which is June 13 through July 13, 2025. She shared that 
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Staff proposes to increase the Single Family Rehabilitation Program line item in the 2024 rehab budget 
from $50,000 to $197,469.63 to complete at least six rehab projects in program years 2024 and 2025, 
which runs through September 30, 2026. 
 
Commissioner Beattie asked if these funds are outside of the 15% spending cap. 
 
Ms. Lalagos confirmed yes, funds for rehab projects are not subject to the 15% spending cap. She noted 
that the Village has historically maxed out CDBG public services spending to the extent possible. 
 
Commissioner Beattie asked if the leftover funds are being put back into the “bricks and mortar” part of 
the budget. 
 
Ms. Lalagos replied yes, there are funds leftover from projects that came under budget plus program 
income that the Village receives from repayment of rehab loans. She reported that the Village has 
received $65,000 in program income this year. Ms. Lalagos explained that the Village put out the annual 
application for CDBG funds to see if there were requests for infrastructure or facility projects from non-
Village entities. She noted that the Village did not receive any requests of this nature, so Staff 
recommended increasing the rehab budget with the unspent prior year funds. Ms. Lalagos indicated 
that there has been steady interest in the rehab program. 
 
Commissioner Beattie asked if the group home request was different from the rehab budget. 
 
Ms. Lalagos replied that the Search Inc requests fall under “public facilities” because they rehab group 
homes that house adults with disabilities.  
 
Commissioner Beattie asked if the rehab funds had been earmarked already for specific rehab projects. 
 
Chairman Donnelly clarified that the rehab funds are available for rehab projects that have not been 
determined yet but there are applicants in line. 
 
Ms. Lalagos stated that the Village is advertising for the rehab program in the e-news and regular 
newsletter and that funds are available first-come, first-serve. 
 
Chairman Donnelly asked for a motion to approve the First Amendment to the CDBG Program Year 2024 
Action Plan. Commission Beattie made a motion and Commissioner Szymczak seconded the motion.  
 
UPON ROLL CALL AYES: Szymczak, Weir, Olsen, Beattie, Fricano Donnelly 

NAYS: None 
 
The Planning and Zoning Commission gave a positive recommendation (6-0) to the Village Board. 
 
Chairman Donnelly asked if there were any citizens to be heard.  
 
Hearing no further discussion, Commissioner Weir made a motion seconded by Commissioner Beattie 
and the meeting was adjourned at 7:54 PM. 
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Antonia Lalagos, Development Planner 
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Item Cover Page 
 

 
Subject PZ-08-25 / 350 W Kensington Rd 117 / TA CU: Art Studio / 

Village Board Final 

Meeting July 24, 2025 - REGULAR MEETING OF THE MOUNT PROSPECT 
PLANNING AND ZONING COMMISSION 

Fiscal Impact (Y/N) N 

Dollar Amount  

Budget Source  

Category NEW BUSINESS 

Type Action Item  

Information 
The petitioner (Bloom & Brush Art Studio Inc) is seeking two zoning approvals: 1) a text 
amendment to allow “art and woodcraft studios” and “art, sculptor, and composer studios” as 
conditional uses in the B-1 district; and 2) conditional use approval to operate a 1,300 square 
foot art studio at the subject property (350 West Kensington Road Suite 117). Art studios are 
currently not permitted (by right or conditional use) in the B-1 district, therefore the petitioner 
must amend the land use table to operate at the subject location. Staff finds that the proposed 
text amendment and the proposed conditional use meet the applicable code standards and 
staff is supportive of the requests. 
 
Discussion 
Background: The subject property is a single-story multi-tenant commercial building with a 
mixture of medical and professional office uses. Property ownership could not verify the 
previous occupant of Suite 117 but stated that the space has been vacant for at least a year. 
 
Proposal: The petitioner, Agnes Jelen of Bloom & Brush Art Studio Inc, proposes to operate 
an art studio at the subject property, providing one-on-one art classes, private group sessions 
of up to 10 people, and a personal creative workspace for her own artistic projects. The 
petitioner described the materials to be used within the studio, including acrylic paint, stucco 
paint for textured artwork, brushes and canvases, and fresh flowers and associated materials 
for floral arrangements. The petitioner anticipates that her classes will be scheduled for 
evening hours on weekdays and weekends. 
 
Use: Art studios are not listed as permitted or conditional uses in the B-1 zoning district. The 
petitioner is requesting a text amendment to allow “art and woodcraft studios” and “art, 
sculptor, and composer studios” as conditional uses in the B-1 district. These land uses are 
currently permitted in the B-3, B-4, B-5, and B-5C districts. The Village code does not define 
these land uses. 
 
Site Plan: The petitioner notes in her application that she does not plan to remodel the 
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interior or exterior of the building or parking lot. 
 
Parking: The proposed art studio will require 12 parking stalls. Based on the proposed tenant 
mix, the total number of parking stalls required is 87 (including 5 accessible). The parking lot 
is striped with 118 parking stalls, including 6 accessible parking stalls. The minimum parking 
requirement for the existing and proposed uses are met. 
 
Conditions: Staff requested a materials list from the petitioner, which is included in the 
proposal. As a condition of approval, staff proposes to restrict the business to only the 
materials listed and to attach the list as an exhibit to the ordinance. If in the future the 
petitioner wishes to deviate from the listed materials, she would need to obtain authorization 
from the Village. Staff is also proposing restrictions on the occupancy and nature of activities 
to prevent more intense uses, such as artistic endeavors requiring special equipment or 
machinery (e.g. woodworking, pottery, glassblowing); or, a “rage room” (a room where people 
can vent their rage by destroying objects). 
 
Standards and Findings: Staff finds that the standards for text amendments and conditional 
uses have been met. The proposed text amendment is consistent with Village policy for 
existing permitted uses in the B-1 district, including “dance and music academies / studios,” 
which have similar occupancy and parking requirements to an art studio. Staff did not find 
evidence that the proposed conditional use would endanger public health, safety, morals, 
comfort, or general welfare. The subject property is designated “Corridor Commercial” in the 
future land use plan and the proposed use is compatible with the mix of professional office, 
medical office, and daycare uses already established along this stretch of West Kensington 
Road. 
 
Public Comment: As of this writing, staff has not received public comment pertaining to the 
case. 
 
Alternatives 
A. Recommend approval of the following motions: 
 
1.    “A text amendment to Chapter 14, Land Use Table 2, to allow “art and woodcraft studios” 
and “art, sculptor, and composer studios” as conditional uses in the B-1 district.”  
 
2. “A conditional use to operate an art studio at 350 West Kensington Road Suite 117, subject 
to the following conditions: 
   a.    The business shall hold a valid Mount Prospect business license; 
   b.    The materials used by the business are restricted to those listed in Exhibit A: Bloom & 
Brush Art Studio Inc Materials List, and any deviation from this list shall require Village 
approval; 
   c.    Occupancy of the space shall be restricted to instructional classes with up to 2 
instructors and up to 10 students; 
   d.    The business shall operate as art studio for painting and floral design, and shall not 
engage in activities that are incompatible with a general office building, including but not 
limited to: 
      i.  artistic endeavors requiring special equipment or machinery (e.g. woodworking, 
pottery, glassblowing); or 
      ii. artistic endeavors involving destruction or smashing of objects (e.g. “rage room”). 
   e.    Compliance with all applicable development, fire, building, and other Village Codes and 
regulations; and 
   f.    A new conditional use approval shall be required for: 
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      i.      A change of ownership involving 50% or more of the officers or partners; 
      ii.      A change in legal entity; or 
      iii.      A change in location.” 
 
B. Action at the discretion of the Planning and Zoning Commission. 
 
Staff Recommendation 
Approval of 1) A text amendment to allow “art and woodcraft studios” and “art, sculptor, and 
composer studios” as conditional uses in the B-1 district; and 2) A conditional use to operate 
an art studio at 350 West Kensington Road Suite 117, subject to the conditions listed in the 
staff report. 
 
Attachments 
1. PZ-08-25 Staff Report 
2. PZ-08-25 Administrative Content 
3. PZ-08-25 Plans 
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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 

Antonia Lalagos 
Development Planner                         

DATE: July 17, 2025 
 
CASE NUMBER 
PZ-08-25 

 APPLICANT/PROPERTY OWNER 
Bloom & Brush Art Studio Inc /  
Sterling Kensington LLC 
 

PUBLIC HEARING DATE 
July 24, 2025 
 

 PROPERTY ADDRESS/LOCATION 
350 W Kensington Rd Suite 117 

BRIEF SUMMARY OF REQUEST 
The petitioner (Bloom & Brush Art Studio Inc) is seeking two zoning approvals: 1) a text amendment to 
allow “art and woodcraft studios” and “art, sculptor, and composer studios” as conditional uses in the 
B-1 district; and 2) conditional use approval to operate a 1,300 square foot art studio at the subject 
property (350 West Kensington Road Suite 117). Art studios are not permitted in the B-1 district, 
therefore the petitioner must amend the land use table to operate at the subject location. Staff finds 
that the proposed text amendment and the proposed conditional use meet the applicable code 
standards and staff is supportive of the requests. 
 

2024 Aerial Image  
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DISCUSSION OF PROPOSAL 

BACKGROUND / PROPERTY HISTORY 
The subject property is a single-story multi-tenant commercial building with a mixture of medical and 
professional office uses. Property ownership could not verify the previous occupant of Suite 117 but 
stated that the space has been vacant for at least a year. 
 
PROPOSAL 
The petitioner, Agnes Jelen of Bloom & Brush Art Studio Inc, proposes to operate an art studio at the 
subject property, providing one-on-one art classes, private group sessions of up to 10 people, and a 
personal creative workspace for her own artistic projects. The petitioner described the materials to be 
used within the studio, including acrylic paint, stucco paint for textured artwork, brushes and 
canvases, and fresh flowers and associated materials for floral arrangements. The petitioner 
anticipates that her classes will be scheduled for evening hours on weekdays and weekends. 
 
Use: Art studios are not listed as permitted or conditional uses in the B-1 zoning district. The petitioner 
is requesting a text amendment to allow “art and woodcraft studios” and “art, sculptor, and composer 
studios” as conditional uses in the B-1 district (see proposed changes in blue text). These land uses 
are currently permitted in the B-3, B-4, B-5, and B-5C districts. The Village code does not define these 
land uses. 
 

Land Use B-1 B-2 B-3 B-4 B-5 B-5C I-1 I-2 I-3 

Art and woodcraft studios C  P P P P    

Art, sculptor, and composer studios C  P P P P    

 
Site Plan: The petitioner notes in her application that she does not plan to remodel the interior or 
exterior of the building. The site has one access point for ingress and egress on West Kensington Road. 
No changes are proposed for the parking lot. 
 
Parking: The Village code requires parking based on land use. The proposed art studio will require 12 
parking stalls. The table below demonstrates the parking requirement for the subject property, which is 
a multi-tenant office building. 
 

Use Parking Minimum Variables Spaces Required 

Dance / music / vocational 
/ trade schools 

2 spaces per 3 employees plus 1 
space per maximum number of 
students 

Bloom & Brush: 2 instructors, 
up to 10 students 

12 

Offices: financial, civic, 
business, and professional 

4 spaces per 1,000 square feet of 
gross floor area 

7905 SF 32 

Vacant 
4 spaces per 1,000 square feet of 
gross floor area 

4694 SF 19 

Offices: medical/dental 
5 spaces per 1,000 square feet of 
gross floor area 

4777 SF 24 

  Total Required: 87 (5 accessible) 
  Total Provided: 118 (6 accessible) 

 
The parking lot is striped with 118 parking stalls, including 6 accessible parking stalls. The minimum 
parking requirement for the existing and proposed uses are met. 
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Conditions: Staff requested a materials list from the petitioner, which is included in the proposal. As a 
condition of approval, staff proposes to restrict the business to only the materials listed and to attach 
the list as an exhibit to the ordinance. If in the future the petitioner wishes to deviate from the listed 
materials, she would need to obtain authorization from the Village. Staff is also proposing restrictions 
on the occupancy and nature of activities to prevent more intense uses, such as artistic endeavors 
requiring special equipment or machinery (e.g. woodworking, pottery, glassblowing); or, a “rage room” 
(a room where people can vent their rage by destroying objects). 
 
STANDARDS AND FINDINGS 
The Planning and Zoning Commission shall review the standards and findings of fact outlined in 
Exhibit B and 1) accept them without changes, 2) accept them with changes, or 3) reject the findings. 
The Planning and Zoning Commission shall use the findings of fact to guide their recommendation to 
the Village Board.  

 

STAFF RECOMMENDATION 

Staff finds that the proposed text amendment and conditional use meets the applicable 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 recommend approval of the following motions:  
 

1. “A text amendment to Chapter 14, Land Use Table 2, to allow “art and woodcraft studios” and 
“art, sculptor, and composer studios” as conditional uses in the B-1 district.”  

 
2. “A conditional use to operate an art studio at 350 West Kensington Road Suite 117, subject to the 

following conditions: 
a. The business shall hold a valid Mount Prospect business license; 
b. The materials used by the business are restricted to those listed in Exhibit A: Bloom & 

Brush Art Studio Inc Materials List, and any deviation from this list shall require Village 
approval; 

c. Occupancy of the space shall be restricted to instructional classes with up to 2 
instructors and up to 10 students; 

d. The business shall operate as art studio for painting and floral design, and shall not 
engage in activities that are incompatible with a general office building, including but not 
limited to: 

i. artistic endeavors requiring special equipment or machinery (e.g. woodworking, 
pottery, glassblowing); or 

ii. artistic endeavors involving destruction or smashing of objects (e.g. “rage room”);  
e. Compliance with all applicable development, fire, building, and other Village Codes and 

regulations; and 
f. A new conditional use approval shall be required for: 

i. A change of ownership involving 50% or more of the officers or partners; 
ii. A change in legal entity; or 

iii. A change in location.” 
 
The Village Board’s decision is final for this case. 
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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 
Bloom & Brush Art Studio Inc Materials List 

 
• Fresh flowers, fake flowers 
• Ceramic containers and glass vases 
• Canvases 
• Seasonal decorations such as pine tree branches and ornaments, fake pumpkins, etc 
• Small rocks and moss for mosaics and canvas arrangements  
• Wood boards (pre-cut and pre-stained) 
• Plaster for sculptural designs 
• Paint brushes, easels, small spatulas for mixing paint, paint palettes, aprons 
• Hot glue, water-based glue 
• Acrylic paints (non-toxic) 
• Acrylic enamel paints (for use on glass, non-toxic) 
• Scissors 
• Mod Podge 
• Foam (for floral arrangements)  

 
We do not plan on using any spray paints, toxic paints, resins, varnishes, lacquers or any other potentially 
harmful or hazardous chemicals and materials.  
 

  

Page 19 of 44



H:\PLAN\Planning & Zoning  COMM\P&Z 2025\Staff Reports\PZ-08-25 350 W Kensington Rd (TA CU-Art Studio).docx  6 

Exhibit B 
Standards and Findings of Fact 

 
TEXT AMENDMENT STANDARDS 
Section 14.203.D.8b of the Village of Mount Prospect Zoning Ordinance provides that a Conditional Use 
shall conform to the following requirements: 
 

1. The degree to which the proposed amendment has general applicability within the village at large 
and not intended to benefit specific property. 

2. The consistency of the proposed amendment with the objectives of this chapter and the intent of 
the applicable zoning district regulations. 

3. The degree to which the proposed amendment would create nonconformity. 
4. The degree to which the proposed amendment would make this chapter more permissive. 
5. The consistency of the proposed amendment with the comprehensive plan. 
6. The degree to which the proposed amendment is consistent with village policy as established in 

previous rulings on petitioners involving similar circumstances. 
 
Petitioner’s Findings: The petitioner states that the art studio has been thoughtfully designed to be 
compatible with the uses of the property and that it will be an asset to the community. The petitioner 
writes that their vision for the art studio is to have a creative outlet for themselves and their clients by 
fostering imagination, collaboration, and inspiration. The petitioner asserts that they will encourage 
creativity, support local talent, and contribute to the cultural and creative growth of the surrounding area 
by hosting small and individual classes for painting and floral design. 
 
Staff’s Findings: The proposed changes are applicable to B-1 office buildings throughout the Village and 
are not intended to benefit a specific property. The amendment will support the Zoning Ordinance 
objectives by subjecting the “art studio” use to a higher level of scrutiny through the conditional use 
process when the proposed location is within a business / office district, to ensure compatibility of uses 
and minimize adverse impacts to neighboring businesses and residents. The proposed change is unlikely 
to create nonconformities as the uses “art and woodcraft studios” and “art, sculptor, and composer 
studios” are already permitted uses in B-3, B-4, B-5, and B-5C districts. The amendment is intended to 
make the chapter less restrictive for art studio and related uses. The proposed changes reflect current 
Village objectives as outlined in the Comprehensive Plan, including being a business-friendly 
community; supporting small, local entrepreneurs; and supporting compatible alternative uses to 
activate vacant office spaces. The amendment is consistent with Village policy for existing permitted 
uses in the B-1 district, including “dance and music academies / studios,” which have similar occupancy 
and parking requirements to an art studio. Staff finds that the amendments satisfy the standards as 
required in Section 14.204(D) of the zoning code. 
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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 business will not be detrimental to public health, 
safety, morals, comfort or general welfare of the community; nor will it interfere with the use of 
surrounding properties; nor will it diminish property values in the neighborhood. The petitioner writes 
that the materials to be used, including non-hazardous paints, sculptural mediums for canvas creations, 
and floral supplies for botanical arrangements, are safe and environmentally friendly. The petitioner 
asserts that the subject property has adequate parking for the neighboring businesses as well as the 
future clientele that will visit the art studio. The petitioner concludes that their business will be a valuable 
addition to the community and will conform with any required measures. 
 
Staff’s Findings: Staff has reviewed the petitioner’s request for a conditional use to operate an art studio 
at the subject property and finds that the standards have been met. Staff did not find evidence that the 
business would endanger public health, safety, morals, comfort, or general welfare. The proposed 
activities (painting and floral design small group classes) are not expected to impact neighboring 
businesses or residents any more than the existing permitted professional office and medical office uses 
at the building. Staff has proposed several conditions limiting the number of people, types of materials, 
and types of activities allowed on site. The office building is existing and has adequate public utilities, 
access roads, drainage, and ingress / egress to the site. The subject property is designated “Corridor 
Commercial” in the future land use plan and the proposed use is compatible with the mix of professional 
office, medical office, and daycare uses already established along this stretch of West Kensington Road. 
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08 25 4/22/25 7/24/25

Bloom & Brush Inc - 350 W Kensington Rd 117
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List of Suites - 350 W Kensington Rd 7/3/2025

Suite SF Use Name
101 962 Medical office Healing Paradise Accupuncture
102 687 Medical office Advanced Physical Medicine
103 687 Medical office Advanced Physical Medicine
104 662 General office Donco Paper Supply Company
105 1425 General office The Cleaning Authority
106 1375 Vacant VACANT
107 900 Medical office ORD Performance and Physical Therapy
108 900 General office Athletes Gym
109 1125 General office Valence Resources LLC
111 662 Vacant VACANT
112 687 General office AAA Transportation Group Inc
113 854 Medical office DeLeve Energy Chiropractic
114 962 General office Octihealth Home Health
116 520 General office Blanka Taxes & Accounting
117 1300 Art studio Bloom & Brush
118 662 General office AT Tax & Accounting
119 962 General office VA Solano & Associates Appraisal
120 1675 Vacant VACANT
121 687 Medical office Advanced Physical Medicine
122 982 Vacant VACANT

TOTAL 18676
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ATTN: Antonia and the Zoning & Licensing Department of Mount Prospect,  
 

Firstly, we would like to extend our heartfelt gratitude for your time and consideration in 
reviewing our application for Bloom & Brush Art Studio, to be located at 350 W Kensington Rd 
#117.  

We are thankful and appreciative for the insight and help provided by Antonia thus far and are 
hopeful for your full support as we embark on the journey of starting our small business.  
 
The vision for Bloom & Brush first blossomed from the love for crafting and previous experience 
as a floral designer and business owner at Agnes Flowers. Bloom & Brush Art Studio will be an 
eclectic collection of one-on-one classes, small private group sessions and used personally by 
myself. I, Agnes Jelen, have always found fulfillment in creating beauty through artistic 
expression. 

This new venture will serve as a creative haven — a space where individuals can gather to 
explore their creativity through art and floral-inspired projects. 

Our studio will offer a range of personalized experiences, including: 

 • One-on-one art classes 

 • Small, private group sessions of 10 people or less 

 • Personal creative workspace for my own artistic endeavors 

Regarding materials used within the studio, our focus is on simple, safe, and non-toxic items to 
ensure a healthy and welcoming environment for all participants. These materials include: 

 • Acrylic paints and brushes 

 • Stucco paint for textured artwork 

 • Canvases of various sizes 

 • Fresh flowers and greenery for floral and mixed media designs 

Anticipated classes will be mainly scheduled for evening hours on weekdays and weekends. We 
do not plan on any remodeling of the interior or exterior of the building.   

With gratitude, 
 
Agnes Jelen (owner)  
PJ Jelen (owner’s daughter, cell 773 600 9584) 
BloomAndBrushArtStudio@gmail.com 
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Bloom & Brush Art Studio Inc 
Materials List 
 
Please see the requested continuation of our list of materials below:  
  
- Fresh flowers, fake flowers 
- Ceramic containers and glass vases 
- Canvases 
- Seasonal decorations such as pine tree branches and ornaments, fake pumpkins, etc 
- Small rocks and moss for mosaics and canvas arrangements  
- Wood boards (pre-cut and pre-stained) 
- Plaster for sculptural designs 
- Paint brushes, easels, small spatulas for mixing paint, paint palettes, aprons 
 
Additional materials used for structure and assembly:  
- Hot glue, water based glue 
- Acrylic paints (non-toxic) 
- Acrylic enamel paints (for use on glass, non-toxic) 
- Scissors 
- Mod Podge 
- Foam (for floral arrangements)  
 
We do not plan on using any spray paints, toxic paints, resins, varnishes, lacquers or any other 
potentially harmful or hazardous chemicals and materials.  
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