
 

Village of Mount Prospect 
Planning and Zoning Commission 

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

 

 
November 13, 2025 Village Hall - 3rd Floor Board Room 7:00 PM  
1. CALL TO ORDER 
2. APPROVAL OF MINUTES 
 2.1. PZ-03-25 / 1040 West Northwest Highway / CU: Daycare 

 2.2. PZ-18-25 / 834 E Rand Rd 12 / CU: Massage Therapy 

 2.3. PZ-21-25 / 1200 E. Algonquin Road, 1200 Dempster St / Final Plat of 
Subdivision and CU: Major PUD Amendment  

3. NEW BUSINESS 
 3.1. PZ-26-25 / 17 S Maple Street / CU: Setback Reduction, VARs: Increases to 

Accessory Structure Size and Height, Lot Coverage, Accessory Structure in 
Easement / Planning and Zoning Commission and Village Board Final 

 3.2. PZ-20-25 / 810 South I Oka Avenue / CU: Setback Reduction / Planning and 
Zoning Commission Final 

 3.3. PZ-23-25 / 1699 Wall St 550-Q / CU: Massage Therapy / Village Board Final 

 3.4. PZ-25-25 / 1728 E Kensington Rd / CU: Massage Therapy / 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 – October 23, 2025       PZ-03-25 

 
 

MINUTES OF THE REGULAR MEETING OF THE 
PLANNING & ZONING COMMISSION 

 
CASE NO. PZ-03-25  Hearing Date: October 23, 2025  
 
PROPERTY ADDRESS: 1040 West Northwest Highway 
   
PETITIONER:   W Northwest MP LLC c/o Timothy Foley, Fornaro Law  

1022 S. La Grange Road La Grange, Illinois 60525 
 

PROPERTY OWNER:  Patrick J. Hennelly, H2L, Inc. 
 
PUBLICATION DATE: October 8, 2025 
                                                            
REQUEST: A conditional use approval to allow for a daycare center and 

other relief from the Village of Mount Prospect Village Code as 
may be required for this project. 

 
MEMBERS PRESENT: Joseph Donnelly 

Ewa Weir 
Walter Szymczak 
Donald Olsen 

 
MEMBERS ABSENT:  Michael Fricano 

Richard Rogers 
William Beattie 

 
STAFF MEMBERS  Ann Choi – Development Planner 
PRESENT:   Antonia Lalagos – Development Planner 

Jason Shallcross – Director of Community & Economic  
Development 

 
INTERESTED PARTIES: Village of Mount Prospect  
        
Chairman Donnelly called the meeting to order at 7:03 PM. Commissioner Szymczak made 
a motion seconded by Commissioner Olsen to approve the minutes from the Planning and 
Zoning Commission meeting on August 14, 2025. The minutes were approved 4-0.  

Chairman Donnelly introduced case number PZ-03-25, 1040 W. Northwest Highway, a 
request for conditional use approval for a daycare. Director Jason Shallcross announced 
that Zoning Case No. PZ-03-25 is suspended indefinitely. A new public notice will be 
generated once a meeting date has been determined. 
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Planning & Zoning Commission Meeting – October 23, 2025       PZ-18-25 

MINUTES OF THE REGULAR MEETING OF THE 
PLANNING & ZONING COMMISSION 

 
CASE NO. PZ-18-25   Hearing Date: October 23, 2025    
 
PROPERTY ADDRESS:   834 East Rand Road Unit 12 
   
PETITIONER:    Mongolian Massage Therapy Spa Inc 
   
PUBLICATION DATE:   October 8, 2025 
                                                             
REQUEST: Conditional use approval to operate a massage therapy 

establishment at the subject property. 
 
MEMBERS PRESENT:       Joseph Donnelly 

Donald Olsen 
Walter Szymczak 
Ewa Weir 

 
MEMBERS ABSENT:   William Beattie 

Michael Fricano 
Richard Rogers  
 

STAFF MEMBERS PRESENT:  Antonia Lalagos – Development Planner 
     Ann Choi – Development Planner 
     Jason Shallcross – Director of Community and Economic  

Development  
 
INTERESTED PARTIES:   None  
        
 
Chairman Donnelly called the meeting to order at 7:03 PM. Commissioner Szymczak made a motion 
seconded by Commissioner Olsen to approve the minutes from the Planning and Zoning Commission 
meeting on August 14, 2025. The minutes were approved 4-0. 
 
After suspending the first item of business, Chairman Donnelly introduced case number PZ-18-25, 834 
East Rand Road Unit 12, a request for a conditional use to operate a massage therapy establishment at 
the subject property. 
 
Ms. Lalagos introduced the subject property, a multi-tenant office condominium building with a mixture 
of professional office uses. She reported that Unit 12 was purchased in 2022 by Mongolian Massage 
Therapy Spa Inc. Ms. Lalagos noted that the current owners obtained conditional use approval to 
operate a massage therapy business via Ordinance 6663. 
 
Ms. Lalagos explained that the petitioner is purchasing the subject property and the business from the 
current owners. She shared that the business legal entity and DBA, Mongolian Massage Therapy Spa Inc, 
will remain the same, with the petitioner replacing the current owners as the sole officer of the 
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corporation. Ms. Lalagos stated 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 reported that the business occupies 938 square feet and no changes are proposed for the 
interior or exterior of the building. She noted that the proposed hours of operation are 10AM to 10PM 
daily, with services provided by appointment only. According to the petitioner’s application, the 
business will have three licensed massage therapists (the current owners and the petitioner), with the 
intent to hire additional licensed staff in the future. Services include Mongolian massage, deep tissue 
massage, and Swedish massage, with hot stone and herbal compress options. 
 
Ms. Lalagos indicated that the subject property is zoned B-4 Corridor Commercial Planned Unit 
Development (PUD). She asserted that the subject property is a collection of office condominiums with 
adequate parking. Ms. Lalagos shared that the proposed business is by appointment only and the 
petitioner expects to have up to ten people on the premises at any time. The petitioner noted in his 
application that the parking lot has three parking spots reserved for Unit 12. 
 
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:  
  
“A conditional use to operate a massage therapy establishment at 834 East Rand Road Unit 12, subject 
to the following conditions: 

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

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

3. A new conditional use approval shall be required for: 
a. A change of ownership involving 50% or more of the officers or partners; 
b. A change in legal entity; or 
c. A change in location.” 

 
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, Ganzorig Ulziitogtokh of Mongolian Massage Therapy Spa 
Inc, 834 East Rand Rd Unit 12, Mount Prospect. 
 
Chairman Donnelly asked the petitioner to provide a brief description of their case.  
 
Mr. Ulziitogtokh stated that he has a massage therapist license and that he is purchasing the business 
because the current owner wants to retire. 
 
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 Weir made a motion and 
Commissioner Szymczak seconded the motion. 
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Planning & Zoning Commission Meeting – October 23, 2025       PZ-18-25 

 
UPON ROLL CALL AYES: Szymczak, Weir, Olsen, Donnelly 

NAYS: None 
 
The Planning and Zoning Commission gave a positive recommendation (4-0) to the Village Board for the 
November 4, 2025 meeting. 
 
After hearing one more item 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 Szymczak 
and the meeting was adjourned at 8:27 PM. 
 

 
Antonia Lalagos, Development Planner 
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Planning & Zoning Commission Meeting – October 23, 2025       PZ-21-25 

MINUTES OF THE REGULAR MEETING OF THE 
PLANNING & ZONING COMMISSION 

 
CASE NO. PZ-21-25   Hearing Date: October 23, 2025    
 
PROPERTY ADDRESS:   1200 E. Algonquin Road, 1200 Dempster Street 
   
PETITIONER:    TUR Ventures LLC 
   
PUBLICATION DATE:   October 8, 2025 
                                                             
REQUEST: Conditional use to amend a final planned unit development 

as a major change, Final Plat of Subdivision 
 
MEMBERS PRESENT:       Joseph Donnelly 

Ewa Weir 
Walter Szymczak 
Donald Olsen 
 

MEMBERS ABSENT:   Michael Fricano 
Richard Rogers 
William Beattie 

 
STAFF MEMBERS PRESENT:  Antonia Lalagos – Development Planner 
     Ann Choi – Development Planner 
     Jason Shallcross – Director of Community & Economic  

Development 
 
INTERESTED PARTIES: Matthew Norton, Attorney, Burke, Warren, MacKay & 

Serritella; Brett Burnette, Development Manager, Cloud HQ 
LLC; Don Dixon, Gewalt Hamilton Associates 

 
        
 
Chairman Donnelly called the meeting to order at 7:03 PM. Commissioner Szymczak made a 
motion seconded by Commissioner Olsen to approve the minutes from the Planning and Zoning 
Commission meeting on August 14, 2025. The minutes were approved 4-0. 
 
After suspending the first item of business and hearing the second item of new business, Chairman 
Donnelly introduced case number PZ-21-25, 1200 E. Algonquin Road and 1200 Dempster Street, a 
request for conditional use approval to amend an existing planned unit development (PUD) as a 
major change and a final plat of subdivision for the subject property. 
 
Ms. Choi gave a detailed overview of the final PUD that was previously approved in 2022 and the 
changes that were proposed in the 2025 amended proposal. Ms. Choi explained that the petitioner, 
TUR Ventures LLC, received conditional use approval for a final planned unit development and final 
plat of subdivision approval on June 21, 2022 to construct three (3) data centers and an electrical 
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substation. Ms. Choi stated that the petitioner proposes an amendment to the approved PUD for 
the construction of a two-building data center campus, a second electrical substation, a 
mechanical yard, a satellite antenna yard, and related site modifications the subject property. Ms. 
Choi noted that the proposal requires Village Board approval for the final plat and conditional use 
approval for the final PUD as a major change. Ms. Choi stated that the proposal meets the 
requirements and standards related to the Village Code, and staff supports the requests. 
 
Ms. Choi concluded that staff finds that the proposal 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 final plat of subdivision titled “PLANNED UNIT DEVELOPMENT MOUNT PROSPECT 
TECHNOLOGY CAMPUPS NO. 2”, including the plats of dedication conveying land to IDOT 
and CCDTH, subject to the conditions listed in the staff report; and 

2. A conditional use to amend the planned unit development as a major change, pursuant to 
Section 14.504(E)(1) of the Village Code, to construct a two-building data center campus 
consisting of a total combined gross floor area of approximately 2,172,000 square feet, 
including three hundred sixty-five (365) parking spaces, two (2) electrical substations, 
mechanical yard, satellite antenna yard, and related site improvements, as identified on 
the petitioner’s plans, subject to the conditions listed in the staff report. 

 
Ms. Choi stated that the Village Board’s decision is final for the case. 
 
Commissioner Weir asked if there was a change in lot coverage between the previously approved 
PUD and the proposal. Ms. Choi responded that the lot coverage for the previously approved PUD 
was 68% and the 2025 amended plans propose 82%.  
 
Commissioner Weir asked if there were any requirements, such as for lighting, due to the proximity 
to O’Hare Airport. Ms. Choi was not aware of any requirements related to the proposal, and 
Chairman Donnelly deferred this question to the petitioner. 
 
Commissioner Weir asked if staff reviewed or addressed any lighting that was required on the 
building or around the building. Ms. Choi explained that a photometric plan was reviewed and there 
were areas identified that exceeded what code allows, but that a fully compliant photometric plan 
would be required at time of building permit.  
 
Commissioner Weir asked if the generators would be for emergency use only or if they would be 
constantly active. Ms. Choi responded that these would be operational for emergency use only and 
that the number of generators that would run for testing purposes is still being discussed. 
 
Commissioner Weir asked if the project would be going to the state EPA for review. Director 
Shallcross responded the project requires EPA permitting since it is an air-emitting project. 
Director Shallcross responded that the project has already received stormwater IEPA permit 
approval, and they have not yet received the air emission permit from the IEPA which would occur 
during the building permit process. 
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Commissioner Weir asked if the type of fence was defined for the solid substation fence and would 
the fence fully screen the substation equipment. Ms. Choi responded that staff did not have the 
final design of the substation fence but that it would be a fully opaque, solid wall and that staff 
would require a form-liner treatment subject to the approval of the community development 
director at time of building permit. Ms. Choi explained that the majority of the substation 
equipment in the first substation ranges from 30 feet and higher, and that the substation wall 
would screen about half the height of the equipment. 
 
Commissioner Weir asked if the proposed noise levels were reduced from the prior PUD. Ms. Choi 
stated that some of the noise levels were slightly higher than the previous proposal but that all 
noise levels were meeting the noise limitations of the Village’s code. 
 
Commissioner Weir asked if the landscaping relief requests were needed. Ms. Choi stated that the 
proposed landscaping does not comply with the strict standards of the perimeter and foundation 
landscaping requirements, lot coverage, and for open space. 
 
Commissioner Weir inquired about the type of screening proposed around the mechanical yard. 
Ms. Choi explained that a 55-foot-tall acoustical louver screen wall is proposed and suggested 
reviewing the elevations or wall section for additional detail. 
 
Commissioner Weir asked if there was a reason for the overall height of the building to be 
approximately ten stories. Ms. Choi deferred to the petitioner but added that the data center 
buildings are three stories, and the type of equipment required for data centers would necessitate 
the height. 
 
Chairman Donnelly asked if the property would be one lot of record since there was one building on 
two lots. Ms. Choi responded that the property would be subdivided into seven lots. Director 
Shallcross stated it is possible to have a PUD govern multiple zoning lots. 
 
Chairman Donnelly stated that the lot coverage was proposed at 82% and asked how the 
development would deal with the stormwater. Director Shallcross stated that the petitioner has 
redesigned the stormwater basins on-site to accommodate the increase in lot coverage. 
 
Chairman Donnelly asked for clarification on the generator use. Chairman Donnelly asked if the 
generators would be operating as needed for emergency purposes only or if they would be 
operational 24/7. Director Shallcross responded that the generators would be working for 80 hours 
out of the year, for regular testing and maintenance purposes. Director Shallcross stated that the 
petitioner and staff are working on what circumstances which generators can operate while still 
meeting the noise emissions requirements. Director Shallcross explained that the project would be 
conditioned to require that the project sit on a temporary TCO for 90 days and over the 90-day 
period, the petitioner would be authorized to operate the site in accordance with the PUD. During 
this period, third-party consultants would analyze the actual output of emissions and verify that the 
real world emissions meet code. 
 
Chairman Donnelly noted that in some cases data centers have relied on generators as their 
primary power source when substations were not yet operational and asked if the Village could 
encounter a similar situation. Director Shallcross responded that Substation #1 will be operational 
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within the next month and that the PUD amendment includes a switchgear yard to provide power 
beneath Linneman Road to fully serve ORD1, the larger building along Algonquin Road. He further 
explained that ORD2 will have its own dedicated Substation #2, which must be completed before 
that facility becomes operational. 
 
Chairman Donnelly asked whether the screening for the second substation would be similar to that 
of Substation #1. Director Shallcross explained that Substation #1 is existing and that valuable 
lessons were learned during its construction. The initial design relied heavily on landscaping for 
screening, but subsequent ComEd design revisions reduced available planting areas. For 
Substation #2, staff therefore required a fully screened wall to ensure the facility is not visible. 
 
Chairman Donnelly asked whether Substation #1 would receive a similar solid wall. Director 
Shallcross stated it would not, noting that it has a decorative fence with barbed wire and 
substantial landscaping along Dempster Street, but limited landscaping along Linneman Road. 
Chairman Donnelly then asked about the treatment along the south and east sides of Substation 
#2. Director Shallcross responded that those sides face inward toward the site and will not be 
visible from public rights-of-way, so solid or opaque screening was not required. 
 
Chairman Donnelly inquired how stormwater would be managed for the second substation site, 
noting that the area currently absorbs water but would not do so after development. Director 
Shallcross explained that the site is included within the overall engineered stormwater 
management system, which will be reviewed and approved in coordination with the MWRD during 
the permitting process. Director Shallcross added that no relief is being requested for stormwater 
management, as all runoff associated with the increased lot coverage will be accommodated 
within the project’s stormwater design. 
 
Commissioner Weir asked about the condition requiring the petitioner to submit testing data, 
including how frequently such reports would be submitted and what process would follow if the 
project was found to be out of conformance. Director Shallcross responded that it is the 
petitioner’s responsibility to demonstrate full compliance with all Village emission requirements 
within the 90-day operational period. Director Shallcross explained that if the project fails to meet 
those requirements, the petitioner would remain on a temporary Certificate of Occupancy (TCO) 
and would not be granted a full occupancy permit until the issues are resolved. The petitioner 
would be required to submit a detailed corrective plan outlining how compliance would be 
achieved. If compliance cannot be demonstrated, a full occupancy permit would not be issued. 
Director Shallcross added that the petitioner’s consultants have modeled the emissions to a highly 
detailed level, and staff is confident the project will meet the required standards; however, final 
confirmation cannot occur until testing data from the constructed facility is available. 
 
Commissioner Weir asked what operational impact there would be if the facility were operating 
under a TCO rather than a full or final Certificate of Occupancy (FCO). Director Shallcross 
explained that the intent is for the petitioner to operate under the TCO as they would long-term, so 
that performance data accurately reflects typical daily operations. Director Shallcross explained 
that in practice, there should be no difference in day-to-day operations between temporary and full 
occupancy. Director Shallcross added that the Village has various enforcement mechanisms, 
including the ability to revoke or allow a TCO to expire, providing multiple layers of oversight for a 
project under temporary occupancy. Commissioner Weir then asked whether a time limit applies 
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to the TCO. Director Shallcross stated that the ordinance allows a 90-day period for the petitioner 
to demonstrate compliance with all applicable code requirements. 
 
Chairman Donnelly invited the petitioners to the stand. Chairman Donnelly swore in the petitioners 
as a group. The first speaker was Brett Burnette, Director of Development for Cloud HQ, 3855 
Inverness Road, Fairfax, VA. 
 
Mr. Burnette stated that the data center industry has evolved significantly in beneficial ways and 
provided background on CloudHQ, noting that the company develops hyperscale data facilities 
and, since 2017, has constructed and leased over 5 million square feet of data center space with 
more than 800 megawatts of capacity. Mr. Burnette added that three data center facilities were 
developed between 2007 and 2017 in Elk Grove Village and expressed enthusiasm about returning 
to the Chicagoland area, which he noted is the third-largest data center market in the United 
States. Mr. Burnette concluded by thanking staff and the Commission for the opportunity to 
present and indicated that the full consultant team was available to answer any questions. 
 
Chairman Donnelly asked whether the Commission could review a list of the variations or 
conditions of approval. Director Shallcross explained that this information is included as an 
appendix to the staff report but noted that, as a PUD, approval functions as a singular request 
rather than individual variations for each subsection of the code that does not conform. Chairman 
Donnelly acknowledged that no relief was requested for stormwater management but inquired 
whether relief was granted for landscaping. Director Shallcross responded that there may be minor 
nonconformities with the strict provisions of the code and clarified that lighting will be required to 
meet all code standards at the time of permit issuance. 
 
Commissioner Weir asked for clarification on the potential noise and emissions generated by the 
diesel generators and how frequently they would operate. Mr. Burnette explained that the 
generators would serve as backup power only, with primary power supplied from the grid through 
Substation #1, nearing completion, and future Substation #2 currently under ComEd’s review. Mr. 
Burnette stated that the generators would operate approximately 5–8 hours per year for 
maintenance testing, staggered so only a few run at a time, and during power outages when grid 
service is unavailable. 
 
Mr. Burnette stated that ComEd and PJM are experienced in managing regional power demands 
associated with data centers and ensuring grid reliability. Regarding noise, Mr. Burnette noted that 
overall sound levels are comparable to those that were approved four years ago due to added 
spacing and enhanced attenuation measures. From an emissions standpoint, the project will be 
governed by state and federal EPA low-emission permits, which cap annual operating hours since 
the generators are intended solely for backup use. 
 
Commissioner Weir asked whether the limit applies per day or per year. Mr. Burnette responded 
that the permit allows approximately 100 hours per year. When asked about daily limits or evening 
restrictions, Mr. Burnette stated that testing is limited to 7:00 a.m. – 7:00 p.m.  
 
Commissioner Weir asked what types of sound attenuation were put in place. 
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Steve Thunder, 847 Randall Road, Elgin, IL, acoustic consultant for the project, was introduced and 
provided an overview of the proposed noise attenuation measures. Mr. Thunder explained that a 
55-foot-tall acoustical louvered screen wall would enclose the mechanical yard, allowing air 
movement while incorporating acoustical materials to dampen sound. Rooftop noise barriers 
would consist of solid absorptive walls to block sound from escaping between the penthouses, 
which are open at the top. Solid panels are also proposed around the TITAN coolers on the rooftop 
of ORD2, elevated to allow airflow beneath while creating a chimney-like effect to contain sound. 
 
Commissioner Weir asked if the panels would extend from 7 feet up to 66 feet in height. Mr. 
Thunder clarified that there is a 7-foot gap below the penthouse height to create a more complex 
acoustic path and improve sound reduction. 
 
Mr. Thunder stated that all generators would be equipped with hospital-grade exhaust silencers 
reducing sound by 33–39 dB, as well as parallel baffle silencers to maintain airflow while 
minimizing emissions. Mr. Thunder added that absorption panels would be integrated within the 
enclosures. Mr. Thunder confirmed the project would comply with all Village daytime, nighttime, 
and emergency noise limits. 
 
Commissioner Weir asked what the proposed materials would look like. Mr. Thunder responded 
that the panels would be metal, and can be painted in various colors, with one solid “hard” side 
and one perforated absorptive side designed to capture sound.  
 
Chairman Donnelly asked whether any leases had been finalized. Mr. Burnette stated that a 
prospective tenant is well-positioned to occupy the entire ORD1 building. Chairman Donnelly then 
asked whether two lots of record would still be required if there were only one tenant. Mr. Burnette 
explained that this is still under consideration, as the lease has not yet been executed, and the 
petitioner wishes to retain flexibility to construct ORD1 in two phases should two tenants 
ultimately occupy the building. 
 
Chairman Donnelly asked whether FAA approvals were required, such as rooftop lighting, given the 
site’s proximity to the airport, and whether any height restrictions applied. Mr. Burnette responded 
that no rooftop lighting is proposed and that similar requirements did not apply to their other 
projects. Mr. Burnette noted that FAA permits will be obtained for the buildings and construction 
cranes, but the site is located outside the airport’s cone of influence. 
 
Commissioner Weir asked what was driving the three-story building height. Mr. Burnette explained 
that data center stories are typically taller—approximately 20 to 30 feet each—due to the 
additional space needed above the equipment for cooling systems. Commissioner Weir asked if 
each floor would serve a different function. Carlos Cutting, project architect, 1821 Prince John 
Drive, Grand Prairie, TX, stated that floor functionality depends on tenant needs; for this project, 
the first floor houses cooling equipment, while the second and third floors are programmed for 
data operations. Mr. Cutting added that as the industry has advanced, equipment has increased in 
size and capacity, requiring greater height and an additional floor to accommodate system density. 
 
Chairman D invited the public to speak. Mr. Frank Margialardi, 726 W. Dempster Street, Mount 
Prospect, asked ComEd how the project would affect his electric bill and whether the existing 
power grid has sufficient capacity to serve the development. Chuck Creager, 361 Windsor Avenue, 
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Glen Ellyn, representing ComEd, responded that costs would be recovered through the business 
customer category serving large-load users and would not impact residential customers. Mr. 
Creager confirmed that ComEd has adequate capacity to accommodate the project. 
 
Commissioner Weir asked if there would be more sustainable materials that will be used instead of 
sod. Andrea Crosset, 200 South Peyton Street, Alexandria, VA, landscape architect for the project, 
responded that the project will be using mostly native plantings and will meet all the sustainability 
requirements.  Ms. Crosset reviewed the requirement for street trees and confirmed they will be 
meeting the number for trees, but not the spacing requirement.  
 
Commissioner Weir asked whether more sustainable materials would be used in place of sod. Ms. 
Andrea Crosset, 200 South Peyton Street, Alexandria, VA, landscape architect for the project, 
stated that the landscape plan incorporates primarily native plantings and would meet all 
sustainability requirements. Ms. Crosset added that while the required number of street trees will 
be provided, spacing will vary from strict conformance of the landscape code. 
 
Mr. Burnette wanted to clarify that the grassy land on the adjacent United Airlines property would 
not be used for the project. 
 
Hearing no further comments or questions, Chairman Donnelly closed the hearing and asked for a 
motion to approve the conditional use and final plat, subject to the conditions listed in the staff 
report.  Commissioner Szymczak made a motion and Commissioner Olsen seconded the motion. 
 
UPON ROLL CALL AYES: Szymczak, Weir, Olsen, Donnelly 

NAYS: None 
 
The Planning and Zoning Commission gave a positive recommendation (4-0) to the Village Board for 
the October 28, 2025 meeting. 
 
After hearing no 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 
Szymczak and the meeting was adjourned at 8:27 PM. 
 

 
Ann Choi, Development Planner 
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Subject PZ-26-25 / 17 S Maple Street / CU: Setback Reduction, VARs: 

Increases to Accessory Structure Size and Height, Lot 
Coverage, Accessory Structure in Easement / Planning and 
Zoning Commission and Village Board Final 

Meeting November 13, 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 and property owner, Mitch Kenoe, requests multiple zoning variations and a 
conditional use to allow the expansion and continued placement of an existing nonconforming 
accessory structure located at 17 South Maple Street. An existing nonconforming shed, located 
in the Subject Property’s rear yard, and the subject of the zoning request, has been in place 
for over 30 years, predating the Petitioner’s purchase of the home in 2020. The current 
property owner did not construct the shed, and the Village has no record of a building permit 
for its original installation. The Petitioner applied for a building permit to convert the existing 
shed into an art/play studio in the same location with a request to expand the structure to 
include a porch/patio along its southern elevation as part of a Make-A-Wish Foundation grant 
for the Petitioner’s child. The Village reviewed the permit request and approved the project on 
a temporary basis. The temporary approval allowed the conversion of the existing shed into an 
art/play studio to proceed but did not authorize the proposed expansion of the porch/patio 
area. The temporary approval also requires that the structure be removed prior to the Village’s 
issuance of a transfer stamp for any future sale or conveyance of the property. To make the 
accessory structure, including any proposed expansions, permanent, the Petitioner was 
advised to seek the necessary relief from the Village’s zoning code. 

Zoning relief is requested to increase the height, size, and lot coverage of the structure; to 
reduce the rear yard setback for accessory structures; and to permit its placement within an 
unplatted easement beneath overhead utility lines. The Planning and Zoning Commission has 
final authority over variations for accessory height and lot coverage, while the Village Board 
has final authority over variations for accessory structure size, placement beneath utility lines, 
and the conditional use for a rear yard setback reduction for accessory structures. 

The requests would formalize the structure’s continued use as a reasonable accommodation 
under the Americans with Disabilities Act. All affected utility companies (ComEd, AT&T, and 
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Comcast) conditionally approved the encroachment and restoration obligations remain with 
the property owner. 
 
 
Discussion 

Staff finds that the requested relief meets the standards for a reasonable accommodation and 
conditional use because the structure’s use is directly related to the disability-related needs of 
the Petitioner’s child. Accordingly, staff supports approval of the requested variations for 
height, size, and lot coverage, and the conditional use for rear yard setback reduction, as well 
as the structure’s temporary location within an unplatted easement beneath the overhead 
utility lines. However, staff does not support allowing the expanded accessory structure to 
remain within the easement in perpetuity, as such permanence would exceed what is 
reasonably necessary to accommodate the disability-related use. Staff recommends that the 
art/play studio be restored to its original nonconforming shed use or demolished entirely prior 
to issuance of a transfer stamp for any future sale or conveyance of the property. 

Additionally, the Petitioner should be required to provide a French drain or other acceptable 
means of providing the required storage/infiltration for the area exceeding allowable lot 
coverage to the satisfaction of the Village Engineer, prior to issuance of a building permit. 
 
 
Alternatives 
1.    Approve a variation from Section 14.306(A)(3)(a) to permit an increase to the maximum 
height requirement of an accessory structure in a residential district from 10 feet to 10.67 
feet. 
2.    Approve a variation from Section 14.1005(C)(1) to permit an increase to the maximum 
lot coverage requirement from 50% to 56.2%, subject to the following condition: 
               a.    Prior to the issuance of a building permit, a French drain, or other acceptable 
means of providing the required storage/infiltration for the area exceeding allowable lot 
coverage, shall be provided to the satisfaction of the Village Engineer. 
3.    Recommend approval of a conditional use to reduce the minimum rear side yard 
setback applicable to accessory structures from three feet (3’-0”) to zero feet two inches (0’-
2”) for the construction of an accessory structure at 17 S Maple Street, Case No. PZ-26-25, 
subject to the following conditions: 
               a.    The conditional use for the reduced rear yard setback for accessory structures 
shall apply to the art/play studio including the porch/patio addition only and shall not apply to 
any other principal or accessory structure; 
               b.    The improvements shall be in strict conformance with the plat of survey 
attached as Exhibit B of the staff report; 
               c.    The art/play studio shall be used only for personal, non-commercial purposes 
consistent with the Make-A-Wish Foundation request and satisfy Village Home Occupation 
regulations; and 
               d.    The art/play studio including the porch/patio addition shall be restored to its 
original nonconforming shed use or shall be demolished in its entirety prior to the Village’s 
issuance of a transfer stamp for any future sale or conveyance of the property. 
4.    Recommend approval of a variation from Section 14.306(B)(1)(b) to permit an 
increase to the maximum size requirement of an accessory structure from 157 square feet to 
323 SF. 
5.    Recommend approval of a variation from Section 14.306(B)(2)(c) to permit an 
accessory structure to be constructed within an easement, subject to the following 
condition(s): 
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               a.    The Petitioner shall obtain written approval from all applicable utility providers 
authorizing the art/play studio including the porch/patio addition to remain in its proposed 
location and shall comply with any conditions or requirements imposed by the utility 
companies. 
6. Action at the discretion of the Planning and Zoning Commission.  
 
Staff Recommendation 
1.    Approve a variation from Section 14.306(A)(3)(a) to permit an increase to the maximum 
height requirement of an accessory structure in a residential district from 10 feet to 10.67 
feet. 
2.    Approve a variation from Section 14.1005(C)(1) to permit an increase to the maximum 
lot coverage requirement from 50% to 56.2%, subject to the following condition: 
               a.    Prior to the issuance of a building permit, a French drain, or other acceptable 
means of providing the required storage/infiltration for the area exceeding allowable lot 
coverage, shall be provided to the satisfaction of the Village Engineer. 
3.    Recommend approval of a conditional use to reduce the minimum rear side yard 
setback applicable to accessory structures from three feet (3’-0”) to zero feet two inches (0’-
2”) for the construction of an accessory structure at 17 S Maple Street, Case No. PZ-26-25, 
subject to the following conditions: 
               a.    The conditional use for the reduced rear yard setback for accessory structures 
shall apply to the art/play studio including the porch/patio addition only and shall not apply to 
any other principal or accessory structure; 
               b.    The improvements shall be in strict conformance with the plat of survey 
attached as Exhibit B of the staff report; 
               c.    The art/play studio shall be used only for personal, non-commercial purposes 
consistent with the Make-A-Wish Foundation request and satisfy Village Home Occupation 
regulations; and 
               d.    The art/play studio including the porch/patio addition shall be restored to its 
original nonconforming shed use or shall be demolished in its entirety prior to the Village’s 
issuance of a transfer stamp for any future sale or conveyance of the property. 
4.    Recommend approval of a variation from Section 14.306(B)(1)(b) to permit an 
increase to the maximum size requirement of an accessory structure from 157 square feet to 
323 SF. 
5.    Recommend approval of a variation from Section 14.306(B)(2)(c) to permit an 
accessory structure to be constructed within an easement, subject to the following 
condition(s): 
               a.    The Petitioner shall obtain written approval from all applicable utility providers 
authorizing the art/play studio including the porch/patio addition to remain in its proposed 
location and shall comply with any conditions or requirements imposed by the utility 
companies. 
6. Action at the discretion of the Planning and Zoning Commission. 
 
Attachments 
1. PZ-26-25 Staff Report 
2. PZ-26-25 Administrative Content 
3. PZ-26-25 Plans 
4. PZ-26-25 Public Comment Letters 
5. PZ-26-25 Utility Company Letters 
6. Res-26-25 VARs - Lot Coverage and Accessory Structure Height (17 S Maple St) 
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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 

Ann Choi 
Development Planner                         

DATE:  November 6, 2025 
 
CASE NUMBER 
PZ-26-25 

 APPLICANT/PROPERTY OWNER 
Mitch Kenoe 
 

PUBLIC HEARING DATE 
November 13, 2025 
 

 PROPERTY ADDRESS/LOCATION 
17 S Maple Street 

BRIEF SUMMARY OF REQUEST 
The “Petitioner” and property owner, Mitch Kenoe, seeks multiple zoning variations—to increase the 
permitted height and size of an accessory structure, to increase the allowable lot coverage, and to 
obtain conditional use approval for a rear yard setback reduction applicable to accessory structures—
to allow the expansion and continued placement of an existing nonconforming accessory structure 
beneath overhead utility lines located at 17 South Maple Street (“Subject Property”). The Planning and 
Zoning Commission has final authority over the variations pertaining to accessory structure height and 
lot coverage, while the Village Board has final authority over the variations related to accessory 
structure size, placement beneath overhead utility lines, and the conditional use for a rear yard 
setback reduction for accessory structures. The proposal satisfies the criteria for reasonable 
accommodations, and staff is generally supportive of the requested relief. 
 

2024 Aerial Image  

 

2025 Village of Mount Prospect Zoning Map  

 
    
EXISTING 
ZONING 
R-A 
Single-Family 
Residential 

EXISTING LAND USE/ 
SITE IMPROVEMENTS 
Residential 

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

SIZE OF 
PROPERTY  
0.18 acres 
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DISCUSSION OF PROPOSAL 

BACKGROUND / PROPERTY HISTORY 
The Subject Property was annexed into the Village in 1917 and is located on the east side of South 
Maple Street, north of East Busse Avenue. The Subject Property contains a single-family residence with 
associated improvements, is zoned R-A Single Family Residence, and is bordered by the R-A District on 
all sides (the R-A zoned properties to the east are currently vacant). Permit records indicate that 
various improvements have been made since the home’s construction, including upgrades to the roof, 
fencing, front porch, and flatwork. 
 
An existing nonconforming shed, located in the Subject Property’s rear yard, and the subject of the 
zoning request, has been in place for over 30 years, predating the Petitioner’s purchase of the home in 
2020. The current property owner did not construct the shed, and the Village has no record of a 
building permit for its original installation. While there is no utility easement platted in the area where 
the existing shed is located, the structure sits beneath existing overhead utility lines along the east 
property line (rear portion of the Subject Property). As a result, any future maintenance or repair 
activity by the utility provider(s) may potentially require access to the area occupied by the shed and/or 
cause damage to the shed. 
 
Earlier this year, the Petitioner applied for a building permit to convert the existing shed into an art/play 
studio in the same location with a request to expand the structure to include a porch/patio along its 
southern elevation. The proposed project is part of a Make-A-Wish Foundation grant for the Petitioner’s 
child. The Village reviewed the permit request and approved the project on a temporary basis. The 
temporary approval allowed the conversion of the existing shed into an art/play studio to proceed but 
did not authorize the proposed expansion of the porch/patio area. The temporary approval also 
requires that the structure be removed prior to the Village’s issuance of a transfer stamp for any future 
sale or conveyance of the property. To make the accessory structure, including any proposed 
expansions, permanent, the Petitioner was advised to seek the necessary relief from the Village’s 
zoning code. 
 
PROPOSAL 
The Petitioner is seeking the zoning relief necessary to allow the existing nonconforming accessory 
structure to remain in place in perpetuity and to further allow the construction of a permanent 
porch/patio addition that requires additional zoning relief for maximum accessory structure height, 
size, lot coverage, rear yard setback, and permanent placement of an accessory structure beneath 
overhead utility lines. The Petitioner is requesting the following zoning relief:  
 

1. A variation from Section 14.306(A)(3)(a) to permit an increase to the maximum height 
requirement of an accessory structure in a residential district from 10 feet to 10.67 feet. (+6.7% 
PZ Final) 

2. A variation from Section 14.306(B)(1)(b) to permit an increase to the maximum size requirement 
of an accessory structure from 157 square feet to 323 square feet. (+205.7% VB Final) 

3. A variation from Section 14.306(B)(2)(c) to permit an accessory structure to be constructed 
within an easement in perpetuity. (CD Dir/VB Final)  

4. A variation from Section 14.1005(C)(1) to permit an increase to the maximum lot coverage 
requirement from 50% to 56.2%. (+12.3% PZ Final) 

5. A conditional use permit to reduce the minimum rear yard setback for accessory structures 
from 3 feet (3’-0”) to 2 inches (0’-2”) for the construction of an accessory structure. (-94.4% VB 
Final) 

Page 17 of 201



H:\PLAN\Planning & Zoning  COMM\P&Z 2025\Staff Reports\PZ-26-25 17 S Maple St (CU - Setback Reduction, VARs)_v2.docx  3 

The Petitioner’s requests are based on the shed’s continued use for the benefit of the property owner’s 
child who has a disability and is intended to ensure compliance with the American with Disabilities Act 
reasonable accommodation provisions. Pursuant to the ADA’s Title II (28 CFR § 35.130(b)(7)(i)), local 
governments are required to make reasonable modifications or accommodations to policies, 
practices, and regulations when such modifications are necessary to afford individuals with 
disabilities an equal opportunity to use and enjoy their housing, unless doing so would fundamentally 
alter the nature of the program. Staff has considered these considerations in the review and analysis of 
the requested conditional use and variation requests.  
 
The following table outlines the project’s compliance with the bulk regulations and accessory 
structure requirements for the R-A Single Family Residential district. 
 

Minimum Setbacks R-A Code 
Requirement 

Proposed 
Art Studio Only Art Studio with 

Porch/Patio 
Front (W) 30’ 

 
No change 

Interior Side (N) 5.0’ No change 
Interior Side (S) 5.0’ No change 
Rear (E) 25’ No change 

Max. Lot Coverage 50% 
(3928 SF) 

54.9% 
4310 SF 

(+382 SF or 9.7%) 

56.2% 
4413 SF 

(+485 SF or 12.3%) 
Max. Front Yard Coverage 45% No change 
Max. Floor Area Ratio 0.50 0.40 0.40 
Max. Height for Sheds 10 feet 10.67’ (+6.7%) 
Max. Size for Sheds 157 SF 220 SF (+140.1%) 323 SF (+205.7%) 
Setbacks for Accessory 
Structures 

3’ from side and rear 
property lines 

3’-1” from interior side property line 
0’-2” from rear property line 

 
 
Conditional Approval from Public Utility Companies 
Per staff’s request, the Petitioner obtained conditional approvals from ComEd, AT&T, and Comcast for 
the proposed encroachment. All three utility providers stated they have no objection to the art 
studio/shed and porch/patio within the easement, provided the improvements do not interfere with 
utility access or maintenance. Each approval places responsibility on the property owner to remove or 
restore the structures at their own expense if access is required. ComEd’s approval prohibits 
expansion and is subject to binding terms and conditions; AT&T emphasized that the structure remains 
at the owner’s risk; and Comcast advised contacting J.U.L.I.E. before excavation and coordinating any 
facility relocations directly with the company. 
 
 
Staff recommends approval of the shed’s continued location beneath the overhead utility lines, 
including the associated increases in lot coverage, size, and height for the conversion of the shed into 
an art/play studio with an attached porch/patio, as part of the reasonable accommodation request, 
because its use is tied to the disability-related needs of the Petitioner’s child. However, staff does not 
support the request to allow the accessory structure, including the porch/patio addition, to remain 
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within the easement in perpetuity, as this would extend beyond what is reasonably necessary to 
accommodate the disability-related needs of the Petitioner’s child. Accordingly, staff recommend 
conditions requiring the Petitioner to restore the art/play studio to its original nonconforming shed use 
or demolish the entirety of the structure prior to the issuance of a transfer stamp for any future sale or 
conveyance of the property. Staff also recommends that the Petitioner provide storm water detention 
for the area exceeding allowable lot coverage to the satisfaction of the Village Engineer prior to the 
issuance of a building permit. 
 
PUBLIC COMMENTS 
Three letters of support were submitted by neighboring properties on Maple Street. The public 
comment letters are included with this staff report. 
 
STANDARDS AND FINDINGS 
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. 
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 conditional use and variations satisfy the criteria for a reasonable 
accommodation under the Americans with Disabilities Act. However, staff does not support the 
Petitioner’s request to authorize the expanded accessory structure to remain in perpetuity.  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 to approve and recommend approval of the following:  
 
“Motion to: 

1. Approve a variation from Section 14.306(A)(3)(a) to permit an increase to the maximum height 
requirement of an accessory structure in a residential district from 10 feet to 10.67 feet. 

2. Approve a variation from Section 14.1005(C)(1) to permit an increase to the maximum lot 
coverage requirement from 50% to 56.2%, subject to the following condition: 

a. Prior to the issuance of a building permit, a French drain, or other acceptable means of 
providing the required storage/infiltration for the area exceeding allowable lot coverage, 
shall be provided to the satisfaction of the Village Engineer. 

3. Recommend approval of a conditional use to reduce the minimum rear side yard setback 
applicable to accessory structures from three feet (3’-0”) to zero feet two inches (0’-2”) for the 
construction of an accessory structure at 17 S Maple Street, Case No. PZ-26-25, subject to the 
following conditions: 

a. The conditional use for the reduced rear yard setback for accessory structures shall apply 
to the art/play studio including the porch/patio addition only and shall not apply to any 
other principal or accessory structure; 

b. The improvements shall be in strict conformance with the plat of survey attached as 
Exhibit B of the staff report; 

c. The art/play studio shall be used only for personal, non-commercial purposes consistent 
with the Make-A-Wish Foundation request and satisfy Village Home Occupation 
regulations; and 
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d. The art/play studio including the porch/patio addition shall be restored to its original 
nonconforming shed use or shall be demolished in its entirety prior to the Village’s 
issuance of a transfer stamp for any future sale or conveyance of the property. 

4. Recommend approval of a variation from Section 14.306(B)(1)(b) to permit an increase to the 
maximum size requirement of an accessory structure from 157 square feet to 323 SF. 

5. Recommend approval of a variation from Section 14.306(B)(2)(c) to permit an accessory 
structure to be constructed within an easement, subject to the following condition(s): 

a. The Petitioner shall obtain written approval from all applicable utility providers authorizing 
the art/play studio including the porch/patio addition to remain in its proposed location 
and shall comply with any conditions or requirements imposed by the utility companies.” 
 

The Planning and Zoning Commission’s decision is final for the variations requesting an increase to the 
maximum height requirement of an accessory structure and to permit an increase to the maximum lot 
coverage requirement; the Village Board’s decision is final for the variations requesting an increase to 
the maximum size requirement of an accessory structure, to permit an accessory structure to be 
constructed beneath overhead utility lines, and the conditional use request to allow a reduction in the 
required rear yard setback applicable to accessory structures. 
 
 
 

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 accessory structure will serve as a non-habitable art 
and play studio, consistent with the character of the surrounding residential neighborhood and not 
detrimental to public health, safety, or welfare. The Petitioner further states that all construction will 
comply with current building codes and undergo required inspections. Per the Petitioner, the project is 
expected to have no adverse impact on neighboring properties, public utilities, or access, and will not 
interfere with future development. According to the Petitioner, the proposal aligns with the Village’s 
Comprehensive Plan by supporting family-oriented housing, enhancing neighborhood character, and 
providing a unique community benefit through the Make-A-Wish Foundation project. 
 
Staff’s Findings: The establishment and continued maintenance of the accessory structure as a non-
habitable art/play studio will not be detrimental to public health, safety, morals, comfort, or general 
welfare. The structure would be fully contained on private property, and will be brought into compliance 
with applicable building, electrical, and fire-safety codes through permit inspection. The conditional use 
will not be injurious to the use or enjoyment of other property in the vicinity, nor will it diminish or impair 
neighborhood property values. The structure has existed in its current location for more than 30 years 
without complaint or adverse impact. The structure occupies an established location within the rear yard 
and will not impede the normal or orderly development of surrounding properties. Adequate public 
utilities, drainage, and related facilities are provided to the site and the Petitioner is required to 
coordinate with all applicable utility providers and comply with any conditions they impose due to the 
structure’s location beneath overhead utility lines. The project does not alter vehicular access to the 
site, increase traffic volume, or impact on-street parking. The structure’s use as a non-habitable art/play 
studio will not generate additional trips or congestion on public streets. Allowing the existing shed to 
remain as an adaptive art/play studio is consistent with those goals. The conditional use request is also 
consistent with Goal 3 of the Village of Mount Prospect’s 2024–2029–2039 Strategic Plan, which focuses 
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on the evaluation of current zoning regulations to promote single-family residential neighborhoods. This 
goal, which staff is currently evaluating via proposed text amendments, includes exploring ways to allow 
property owners in single-family residential districts greater flexibility to enhance and improve their 
properties. The proposed conditional use aligns with this goal by supporting reasonable residential 
reinvestment while maintaining compatibility with surrounding properties. Given the nature of the 
proposal, the support expressed by neighboring property owners, and its conformance with the Village’s 
strategic plan, staff recommends approval of the requested conditional use. 
 
VARIATION STANDARDS 
Section 14.203.C.9 of the Village of Mount Prospect Zoning Ordinance provides a variation from the 
regulations of this chapter shall not be granted or recommended for approval by the planning and zoning 
commission unless findings of fact based on evidence are made in each specific case that affirm the 
following standards: 
 

1. Because of the particular physical surroundings, shape, or topographical conditions of the 
specific property involved, a specific hardship to the owner would result, as distinguished from a 
mere inconvenience if the strict letter of the regulations was to be applied; 

2. The conditions upon which an application for a variation are based are unique to the property for 
which the variation is sought and are not generally applicable to other property within the same 
zoning classification; 

3. The purpose of the variation is not based primarily upon a desire to increase financial gain; 
4. The alleged difficulty or hardship is caused by this chapter and has not been created by any 

person presently having an interest in the property; 
5. The granting of the variation will not be detrimental to the public welfare or injurious to other 

property or improvements in the neighborhood in which the property is located; 
6. The granting of the variation will not alter the essential character of the neighborhood; and 
7. The proposed variation will not impair an adequate supply of light and air to adjacent property or 

substantially increase the congestion of the public streets, or increase the danger of fire, or impair 
natural drainage or create drainage problems on adjacent properties, or endanger the public 
safety, or substantially diminish or impair property values within the neighborhood. 

 
Petitioner’s Findings: The Petitioner contends that there is no practical alternative location that 
accommodates the structure without encroaching slightly into the easement because of the narrow lot 
shape and the existing placement of the detached garage and shed. The Petitioner explains that the art 
studio is needed to create a safe, accessible environment for the Petitioner’s chronically ill child’s Make-
A-Wish project, which would not be possible under the strict letter of the code. The Petitioner states that 
the property’s configuration and existing improvements make it uniquely constrained. Per the Petitioner, 
the shed was an existing detached accessory structure prior to the Petitioner’s ownership. The Petitioner 
also states that the purpose of the variation requests is entirely personal and compassionate — to fulfill 
a Make-A-Wish project for the Petitioner’s child and not to seek any commercial or financial benefits. The 
Petitioner further states that the hardship arises from the lot layout and the existing shed placement 
(which predates the Petitioner’s ownership), conditions inherited with the property that were not created 
by the homeowner. The Petitioner attests that the art studio is small in scale, visually consistent with the 
neighborhood, and does not create any issues related to traffic, drainage, or utilities. The structure 
remains subject to access for maintenance, ensuring no negative impact on public services. The 
Petitioner states that the structure and materials match the surrounding residential environment and the 
completed Make-A-Wish art/play studio will enhance neighborhood character and value, serving as a 
positive, family-centered improvement and a source of inspiration for children and families in the area. 
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Finally, the Petitioner states that the studio’s height (10.67 ft) and location do not obstruct light or 
airflow, increase traffic, or pose fire or drainage concerns. The structure has been reviewed for 
compliance with all applicable building and safety standards. 
 
Staff’s Findings: The staff-supported variations are not motivated by a desire to increase financial gain. 
The Petitioner seeks to retain and adapt the existing shed for use as an art/play studio that supports the 
medical and therapeutic needs of their child under a Make-A-Wish Foundation grant. The existing shed 
pre-dates the Petitioner’s purchase of the home in 2020 and has existed in its present location for more 
than three decades without Village approval. Allowing the existing shed to remain in its current location 
will not be detrimental to public welfare or injurious to nearby properties. The Petitioner will be required 
to coordinate with all applicable utility providers and comply with any conditions they impose due to the 
shed’s location beneath overhead utility lines. All construction related to the conversion will meet 
applicable building, electrical, and fire-safety codes. The existing shed is consistent with the residential 
character of the neighborhood and its adaptive reuse as a non-habitable art/play studio will not alter the 
appearance, scale, or overall character of the surrounding area. The structure will also be required to be 
restored to its original state or be removed entirely upon the sale of the property, ensuring that the 
impacts to the neighboring (east) property directly impacted by the structure will be minimized. Although 
the project does not meet the zoning hardship requirement under the standards for variations, it satisfies 
the criteria for a reasonable accommodation under the Americans with Disabilities Act. The requested 
relief is necessary to allow the property to be used in a manner that accommodates the disability-related 
needs of the Petitioner’s child, and the Petitioner has secured conditional approvals from all affected 
utility providers to ensure the improvements can coexist safely within the easement.  
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Exhibit B 
Plat of Survey / Site Plan 
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Village of Mount Prospect
Community Development Department
50 S. Emerson Street
Mount Prospect, Illinois 60056
Phone: (847) 818-5328

 

Zoning Request Application

Official Use Only (To be completed by Village Staff)

Case Number: PZZ25-000026 Date of Submission: 10/01/2025 Hearing Date:  
Project Name/Address: PZ-26-25: 17 S Maple St (CU: Setback Reduction, VARs: Lot Coverage, Accessory Size &

Height, Accessory Structure in Easement for a Make A Wish Playhouse) 

 

I. Subject Property

Address(es): 17 S Maple St
Zoning District(s): RA Property Area (SqFt and/or Acreage):  
Parcel Index (PIN(s): 08-12-105-009-0000

 

II. Zoning Request(s) (Check all that apply)

 Conditional Use: For  Setback Reductions

 Variation(s): To  Individual lot single family
request

 Zoning Map Amendment: Rezone From   To  

 Zoning Text Amendment: Section(s)  

 Other:  

 

III. Summary of Proposal (use separate sheet if necessary)
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Summary of Proposal – Zoning Request for 17 S. Maple St., Mount Prospect, IL
The applicant, Mitchel Kenoe, requests zoning relief to allow the permanent conversion of an existing accessory shed
located at 17 S. Maple St. into a non-habitable art/play studio, together with approval for a modest front porch/patio
(hardscape) addition.
This project originated as part of a Make-A-Wish Foundation grant for the applicant’s daughter, who has undergone
extensive medical treatment and trauma. The Village has already approved the project on a temporary basis through
permit RB25-001501, with Ace Handyman Services as General Contractor and A to Z Electric as the licensed electrical
contractor.
Project Details
• Accessory Structure Use: Permanent non-habitable art/play studio, not used as a dwelling.
• Hardscape Addition: Small front porch/patio (approx. 6–8 ft depth by 12–14 ft width; final design to be reviewed at
permit stage) to provide safe, accessible entry.
• Design & Compliance: Construction will conform to applicable building codes, inspections, and safety requirements.
The structure remains subject to Village rights for utility/easement access.
• Neighborhood Character: Scale and materials will remain consistent with residential surroundings. The project will not
negatively affect drainage, traffic, or property values.
Purpose of Zoning Request
The zoning request is intended to:
1. Transition the temporary approval into a permanent right for use of the accessory structure as a studio.
2. Secure approval for the porch/patio hardscape addition that could not be included under the temporary permit.
3. Provide assurance of restoration rights should the structure ever be removed for easement or utility access.
Justification
This project delivers a unique community and family benefit under extraordinary medical hardship circumstances while
maintaining consistency with the Village Comprehensive Plan. It is a small-scale, compatible use that enhances the
quality of life for the Kenoe family and has no adverse impact on neighboring properties. 

 

IV. Applicant (all correspondence will be sent to the applicant)

Name: Mitch Kenoe Corporation:
Address: 17 S. Maple St.
City, State, ZIP Code: MOUNT PROSPECT IL 60056
Phone: (847) 627-6708 Email: mdkenoe@hotmail.com
Interest in Property:  

 

V. Property Owner

Check if Same as Applicant

Name: Mitchel D Kenoe Corporation:  

Address: 17 S Maple St

City, State, ZIP Code: Mount Prospect, IL 60056

Phone: Email:  
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In consideration of the information contained in this petition as well as all supporting documentation, it is
requested that approval be given to this request. The applicant is the owner or authorized representative of the
owner of the property. The petitioner and the owner of the property grant employees of the Village of Mount
Prospect and their agent’s permission to enter on the property during reasonable hours for visual inspection of
the subject property.
I hereby affirm that all information provided herein and in all materials submitted in association with this
application are true and accurate to the best of my knowledge.
 
Applicant:

    

Date:

 
(Print or Type Name)  Mitch Kenoe
 
If applicant is not property owner:
 
I hereby designate the applicant to act as my agent for the purpose of seeking the zoning request(s) described in this
application and the associated supporting material.
 
Property Owner:   Date:  

 
(Print or Type Name)
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Village of Mount Prospect 
Community Development Department  
50 S. Emerson Street 
Mount Prospect, Illinois 60056 
Phone:  (847) 818-5328 

 
Affidavit of Ownership        

 
 
 
 
COUNTY OF COOK ) 
 ) 
STATE OF ILLINOIS ) 
 
I, __________________________________________, under oath, state that I am   
  (print name) 
 

 the sole owner of the property  
 an owner of the property  
 an authorized officer for the owner of the property  

 
commonly described as  
(property address and PIN) 
 
 
 
 
and that such property is owned by _______________________________________________ as of this date. 
       (print name) 
 
 ____________________________________ 
                         Signature 
 
 
 
Subscribed and sworn to before  
 
me this __________ day of 
 
________________, 20____. 
 
 
 
___________________________________ 
                       Notary Public  
 
  

Mitchel Kenoe

17 S. Maple St. Mount Prospect, IL 60056 PIN 
08-12-105-009-0000

Mitchel & Katie Kenoe
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Village of Mount Prospect 
Community Development Department  
50 S. Emerson Street 
Mount Prospect, Illinois 60056 
Phone:  (847) 818-5328 

 
 
 

 
In consideration of the information contained in this petition as well as all supporting 
documentation, it is requested that approval be given to this request.  The applicant is the owner or 
authorized representative of the owner of the property.  The petitioner and the owner of the property 
grant employees of the Village of Mount Prospect and their agent’s permission to enter on the 
property during reasonable hours for visual inspection of the subject property. 
 
I hereby affirm that all information provided herein and in all materials submitted in association 
with this application are true and accurate to the best of my knowledge. 
 
Applicant:                     Date:  
           (Signature) 

 
 

(Print or Type Name) 
 
 
If applicant is not property owner: 
 
I hereby designate the applicant to act as my agent for the purpose of seeking the zoning request(s) 
described in this application and the associated supporting material. 
 
Property Owner:                    Date:  
           (Signature) 

 
 

(Print or Type Name)  

Property Owner  
 Check if Same as Applicant 

Name:   Corporation:  

Address:  

City, State, ZIP Code:  

Phone:  Email:  
 

10/01/2024

Mitchel Kenoe
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Mitchel Kenoe

17 S. Maple St.

Mount Prospect, IL 60056

847-627-6708

mdkenoe@htoamil.com

X



IF PAYING LATE,
  PLEASE PAY

12/02/2025 - 01/01/2026
$0.00

01/02/2026 - 02/01/2026
$0.00

02/02/2026 - 03/01/2026
$0.00

LATE INTEREST IS 0.75% PER
MONTH, BY STATE LAW  

 

IMPORTANT MESSAGES TAX CALCULATOR

2023 TOTAL TAX 11,471.35

2024 ESTIMATE X 55%

2024 1st INSTALLMENT = 6,309.24

The First Installment amount is 55% of last year's total taxes.
All exemptions, such as homeowner and senior exemptions, will
be reflected on your Second Installment tax bill.

PROPERTY LOCATION

  
   17 S MAPLE ST
   MOUNT PROSPECT IL 60056

2024 First Installment Property Tax Bill - Cook County Electronic Bill

Property Index Number (PIN) Volume Code Tax Year (Payable In) Township Classification

08-12-105-009-0000 049 16016 2024 (2025) ELK GROVE 2-04

$0.00
By 12/01/25

*** Please see 2024 First Installment Payment Coupon next page ***

TAXING DISTRICT DEBT AND FINANCIAL DATA

Your Taxing Districts

Money Owed by
Your Taxing

Districts

Pension and
Healthcare Amounts

Promised by Your
Taxing Districts

Amount of
Pension and
Healthcare
Shortage

% of Pension and
Healthcare Costs
Taxing Districts

Can Pay

Northwest Mosquito Abatement Wheeling   $455,316 $8,630,076 $461,013 94.66%

Metro Water Reclamation Dist of Chicago $3,126,243,000 $3,151,727,000 $1,449,923,000 54.00%

Mt Prospect Park District               $34,370,083 $36,220,947 $3,999,183 88.96%

Harper Coll Comm College 512 (Palatine) $322,598,943 $32,974,963 $32,974,963 0.00%

Township HS District 214 (Arlington Hts) $90,904,159 $296,515,358 $1,194,163 99.60%

Mount Prospect Public School District 57 $13,474,975 $30,139,252 $10,497,291 65.17%

Village of Mount Prospect               $171,861,845 $385,434,723 $140,636,940 63.51%

Town of Elk Grove                       $70,673 $7,617,011 $398,884 94.76%

Cook County Forest Preserve District    $214,441,242 $617,834,550 $382,643,760 38.07%

County of Cook                          $8,262,580,154 $26,512,006,772 $14,493,276,944 45.33%

Total $12,237,000,390 $31,079,100,652 $16,516,006,141

For a more in-depth look at government finances and how they affect your taxes, visit cookcountytreasurer.com

PAY YOUR TAXES ONLINE
Pay at cookcountytreasurer.com from your bank account or credit card.

MAILING ADDRESS

  MITCHEL D KENOE
   17 S MAPLE ST
   MT PROSPECT IL 60056-3227

TOTAL PAYMENT DUE
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TOTAL PAYMENT DUE IMPORTANT PAYMENT MESSAGES

$0.00
By 12/01/25 
If paying later, refer to amounts above.

Cook County eBill
Click to pay online
Click to update Mailing Name/Address

SN 0020240100 RTN 500001075 AN (see PIN) TC 008922

00202401002081210500900001008922400000000000000000000000000000000000000000000

COOK COUNTY TREASURER
PO BOX 805436
CHICAGO IL 60680-4155     

            

08121050090000/0/24/E/0000000000/1

Property Index Number (PIN)
08-12-105-009-0000
Amount Paid

T1LG

Volume
049

DETACH & INCLUDE WITH PAYMENT

2024 First Installment Property Tax Bill

Cook County Payment Coupon

This is an Official Downloadable Tax Bill Payment Coupon.
Please process this coupon along with payment presented.

Pursuant to Cook County Ordinance 07-O-68, if you are a mortgage lender, loan servicer, or agent of any entity within the 
meaning of 35 ILCS 200/20-12, you may not pay using a downloadable tax bill unless you pay the $5 duplicate bill fee.
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Property: 17 S. Maple St., Mount Prospect, IL 60056 
Applicant: Mitchel Kenoe 
Project: Permanent approval of Make-A-Wish art/play studio (existing detached shed with small 
porch/patio addition) 
 
⸻ 
 
a. Physical surroundings / hardship 
Because of the narrow lot shape and the existing placement of the detached garage and shed, there 
is no practical alternative location that accommodates the structure without encroaching slightly 
into the easement. The space is needed to create a safe, accessible environment for my chronically 
ill daughter’s Make-A-Wish project, which would not be possible under the strict letter of the code. 
 
b. Unique conditions of the property 
The property’s configuration and existing improvements make it uniquely constrained. The shed 
was an existing detached accessory structure prior to our ownership, and the rear-yard utility 
easement runs unusually close to that location compared to other neighborhood lots. 
 
c. Not for financial gain 
The purpose of this request is entirely personal and compassionate — to fulfill a Make-A-Wish 
project for my child. No commercial or financial benefit is sought. 
 
d. Hardship not self-created 
The hardship arises from the lot layout, the existing shed placement (which predates our 
ownership), and the dimensional restrictions within the zoning code. These conditions were 
inherited with the property and not created by the homeowner. 
 
e. No detriment to public welfare or neighbors 
The studio is small in scale, visually consistent with the neighborhood, and does not create any 
issues related to traƯic, drainage, or utilities. The structure remains subject to Village access for 
maintenance under the easement agreement, ensuring no negative impact on public services. 
 
f. No change to neighborhood character 
The structure and materials match the surrounding residential environment. If anything, the 
completed Make-A-Wish art/play studio will enhance neighborhood character and value, serving as 
a positive, family-centered improvement and a source of inspiration for children and families in the 
area. 
 
g. No impact on light, air, or safety 
The studio’s modest height (10.67 ft) and location do not obstruct light or airflow, increase traƯic, or 
pose fire or drainage concerns. The structure has been reviewed for compliance with all applicable 
building and safety standards. 
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Mitchel Kenoe 

(847) 627-6709 

mdkenoe@hotmail.com 
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Responses to Applicable Standards – 17 S. Maple St., Mount Prospect, IL 
 
1. Public Health, Safety, and Welfare 
The accessory structure is being used as a non-habitable art/play studio. It will not be detrimental 
to public health, safety, or welfare. All construction will meet current building codes and pass 
required inspections. 
 
2. Impact on Neighboring Properties 
The studio will not injure the use or enjoyment of neighboring properties. It is a small-scale, 
accessory use consistent with residential surroundings and will not diminish property values. 
 
3. Orderly Development 
The project does not interfere with future development of adjacent properties. It remains within the 
character of the residential neighborhood. 
 
4. Public Utilities & Access 
All necessary utilities are existing and adequate. The easement waiver acknowledges that the 
Village or utility providers may access the property if needed, with restoration rights maintained. 
 
5. Ingress and Egress 
The structure is located on a private lot and does not increase traƯic congestion. No additional 
parking or roadway impact is expected. 
 
6. Comprehensive Plan Alignment 
The proposal aligns with the Village’s Comprehensive Plan objectives of supporting family housing, 
enhancing community character, and providing for reasonable accessory uses. 
 
7. Compliance with Zoning Regulations 
The project otherwise complies with applicable zoning regulations. Relief is sought solely to allow 
the conversion and future porch/patio as part of a Make-A-Wish project, providing a unique 
community benefit 
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From: Kenoe, Mitch
To: Choi, Ann
Subject: RE: Responses to Variation Standards
Date: Monday, November 3, 2025 6:29:08 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
image006.png
image007.png
image008.png

Hi Ann,

Thank you for your thoughtful note and for continuing to guide us through the review process. I
truly appreciate the Village’s care and professionalism as we complete the steps toward final
approval.

Regarding the medical documentation, June has a well-documented health history and her
diagnoses clearly qualify under the ADA. Her participation in a Make-A-Wish project was
based on that verified medical status, and the structure serves as a therapeutic and
restorative space that directly supports her daily functioning. If formal confirmation is still
required, I can provide a brief supporting note from her treating physician.

As for the lot-coverage question, if it becomes necessary we’re open to reviewing the property
for small reductions to impervious areas. That said, we hope the Village will recognize the
project’s uniqueness and proximity to downtown as contributing to both the property’s value
and the surrounding neighborhood’s character.

Regarding relocation, the shed was an existing detached accessory structure well before our
ownership. It’s anchored to a fixed concrete slab and served as the foundation for the Make-A-
Wish conversion, which included insulation, wiring, and drywall. Relocation at this stage
would require demolition and would undo the work that was already permitted and inspected
under the temporary conversion. If there’s any way to make an adjustment without full
reconstruction, we’d be glad to explore it.

We are approaching final inspection on the temporary permit, and I appreciate the Village’s
understanding that this discussion is taking place near the close of that process. My goal is to
ensure we move forward collaboratively toward permanent zoning relief that balances both
compliance and compassion for June’s needs.

Thank you again for your guidance and thoughtful consideration. Please let me know if you’d
like to discuss any details before the packet is finalized.

Warm regards,
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Mitch Kenoe
Sr. Director, North American Marketing | Nobel Biocare
Mitchel.Kenoe@EnvistaCo.com
M: +1 (847) 627-6708 | Brea, CA USA
nobelbiocare.com
 

          

Nobel Biocare is part of Envista, a global family of more than 30 trusted dental brands, united by a shared
purpose: 
to partner with professionals to improve lives.

 
 
From: Choi, Ann <AChoi@mountprospect.org> 
Sent: Monday, November 3, 2025 4:36 PM
To: Kenoe, Mitch <mitchel.kenoe@envistaco.com>
Subject: RE: Responses to Variation Standards

 
Good afternoon, Mitch,
 
As part of the Village’s review of your zoning requests, we are seeking additional
information to help us better understand how the requested zoning relief relates to the
requested accommodations. Specifically, staff respectfully requests documentation or
a brief statement from a qualified medical or therapeutic professional that confirms
there is a disability and that the relief being sought beyond what has already been
obtained is reasonably necessary to accommodate the disability. This information will
assist staff in evaluating the request under the Americans with Disabilities Act and
ensure that any relief granted is directly connected to the requested accommodations.
 
As it relates to the increased lot coverage request, would you be willing to remove or
reduce certain impervious areas on the property to bring the overall lot coverage as
close to code compliant as possible?
 
You may have already discussed this with Jason Shallcross during the building permit
review, so I apologize if my question is redundant. Would you consider relocating the
shed to another area of the backyard to reduce the number of zoning relief requests?
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Please reach out if you have any questions.
 
Thank you,
 

Ann Choi, LEED® Green Associate™
Development Planner | Community Development Department
Village of Mount Prospect
50 S. Emerson Street, Mount Prospect, IL 60056
P: (847) 818-5314 F: (847) 818-5329 W: mountprospect.org

 
From: Kenoe, Mitch <mitchel.kenoe@envistaco.com> 
Sent: Monday, November 3, 2025 7:24 AM
To: Choi, Ann <AChoi@mountprospect.org>
Subject: RE: Responses to Variation Standards

 
Will this suffice?
 
Mitch Kenoe
Sr. Director, North American Marketing | Nobel Biocare
Mitchel.Kenoe@EnvistaCo.com
M: +1 (847) 627-6708 | Brea, CA USA
nobelbiocare.com
 

          

Nobel Biocare is part of Envista, a global family of more than 30 trusted dental brands, united by a shared
purpose: 
to partner with professionals to improve lives.

 
 
From: Choi, Ann <AChoi@mountprospect.org> 
Sent: Monday, November 3, 2025 7:00 AM
To: Kenoe, Mitch <mitchel.kenoe@envistaco.com>
Subject: Responses to Variation Standards
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Legal Description 

Lot 9 in Block 6 in Buse and Wilke’s Subdivision in Mount Prospect, being a subdivision of part of 
the East ½ of the Northwest ¼ of Section 12, Township 41 North, Range 11, East of the Third 
Principal Meridian, in Cook County, Illinois. 

 

This legal description is taken directly from the Plat of Survey prepared by Anton Adams, Illinois 
Professional Land Surveyor, dated August 17, 2020. 
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DESIGN
O N  P I N E Site Visit Photos & Notes

2

18
Design Notes & Additional Dimensions

5
Design Images

4
2D Floor Plan

3
Inspiration Mood Board

table of contents

Katie, Mitch, and June Kenoe
17 S. Maple St.

Mount Prospect, IL 60056
kkenoe6@gmail.com 

Design on Pine, LLC
220 S. Pine St.

Mount Prospect, IL 60056
ContactDesignOnPine@gmail.com

CLIENT INFO

CONTACT INFO

FEBRUARY 18,  2025

DESIGN PACKAGE

1
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E S I G N SITE VISIT PHOTOS & NOTES

17 S.  MAPLE - KENOE
DESIGN PACKAGE

EXISTING SHED NOTES:

Currently, the shed is used for storage, with one large garage door, concrete floor, and
exposed framing interior.
Garage door is on the south side of the shed
One small window is located on the west side of the shed, facing an exterior storage
area

CLIENT DISCUSSION NOTES:

2

Client would like to visualize how the shed interior can be laid out with a lofted area, TV
area, desk area, and space for a mini fridge.  
Color inspiration: Light blue (Prospect High School Columbia Blue)
Interested in including a deck with hanging chairs and pergola
Discussed adding a skylight or window to let in more natural light
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NAVY
BLUSH

PINK

INSPIRATION MOOD BOARD

COLOR PALETTE

3
17 S.  MAPLE - KENOE

DESIGN PACKAGE

LOFTED PLAY AREA INSPIRATION

SHIP LAP

LIGHT
BLUE

WHITE
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Designs are for visual purposes only,  to
provide an overall  plan for the design.

Any structural or uti l ity changes are the
responsibil ity of the cl ient to hire the
appropriate professionals to review & go
through permitting/zoning/code review
as needed.

Dimensions provided are approximate
and client/contractor is responsible for
their own measurements before
installation.

Client/Contractor to determine details
regarding wood types/sizes etc.  for any
proposed carpentry.

Client/Contractor to determine
locations of uti l it ies not shown in the
design images, such as outlets,  l ight
switches, HVAC, etc.

2D FLOOR PLAN

4
17 S.  MAPLE - KENOE

DESIGN PACKAGE

Ceil ing Fan to be centered East-West on
the door,  and North-South in the non-
lofted half of the shed. Ceil ing Fan to
include a l ight.
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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17 S.  MAPLE - KENOE

DESIGN PACKAGE
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18

EXTERIOR

Contractor  to  determine gutter
p lacement  to  d i rect  water  f rom

shed & covered deck  area  (not
pictured)

17 S.  MAPLE - KENOE
DESIGN PACKAGE

Shed to  be pa inted in  a  l ight  b lue
color

Wooden tre l l i s  on  the s ides

Note: Contractor to provide electrical outlets as needed. In
this area of the shed, outlets wil l  be needed at a minimum
for the string l ights.

Str ing l ights

Cedar  shade structure

Deck shown is  4 '  out  f rom the
shed;  th is  would  be the
minimum depth recommended
- i f  deck  can extend out  to  6 '
that  would  be great !

Pressure-treated p ine
decking ,  sta ined

Beadboard ce i l ing ,  sta ined

Waterproof ing

New s l id ing door
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19

BUILT-IN UNDER TV

Ship  lap  wal ls  &  ce i l ings

Undercounter  refr igerator

17 S.  MAPLE - KENOE
DESIGN PACKAGE

Cabinet  for  storage

Wooden counter

TV Centered above bui l t- in

Note: Contractor to provide electrical outlets as needed. In
this area of the shed, outlets wil l  be needed at a minimum
for the TV and refrigerator.  (Preferably one right behind the
TV and one inside the cabinet to minimize exposed cords)
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20

DESK AREA

IKEA “A lex”  desk  drawer  unit  bases

17 S.  MAPLE - KENOE
DESIGN PACKAGE

New laminate  f loor ing

Wooden countertop ( IKEA has
these &  can be cut  to  s ize)

Note: Contractor to provide electrical outlets as needed. In
this area of the shed, adding an outlet for the desk area is
recommended, for a desk lamp and any electronics.

“Window”  opening between
desk  &  sofa  areas
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21

BUILT-IN BOOKSHELF UNDER LOFTED AREA

Lofted Area

17 S.  MAPLE - KENOE
DESIGN PACKAGE

Bookcase with  3  shelves  spaced
equal ly

Curta in  with  rod &  t ie-back

Sta i rcase  up to  lofted area
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22

LOFTED AREA

New skyl ight

17 S.  MAPLE - KENOE
DESIGN PACKAGE

Rai l ing ;  36"H,  with  gaps  less
than 4"

Note: Contractor to provide electrical outlets as needed. In
this area of the shed, adding an outlet is recommended so
that cl ient can include a small  lamp, string l ights,  or use it
for any other electronic devices.
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23

NEW WINDOW

Ship  lap  wal ls  &  ce i l ings

17 S.  MAPLE - KENOE
DESIGN PACKAGE

New window & tr im

Window shade

“Window”  opening -  12"  d iameter
shown
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From: Shallcross, Jason
To: Choi, Ann
Subject: FW: Make-A-Wish Project
Date: Wednesday, October 22, 2025 1:09:41 PM

 
 
From: Anita Chapman  
Sent: Thursday, August 14, 2025 11:51 AM
To: Hoefert, Paul <PHoefert@mountprospect.org>; Shallcross, Jason
<JShallcross@mountprospect.org>
Subject: Make-A-Wish Project

 
August 14, 2026
 
 
Dear Mayor Hoefert and Director Shallcross,
 
I am writing as a Mount Prospect resident to ask for your support in approving a Make-A-
Wish project for a local child, June Kenoe.  June has faced complex medical challenges
since early childhood, and her wish is to have a special playhouse created by
reconfiguring an existing structure on her family’s property.
 
The existing structure has been in place for decades and may not fully align with current
building codes.  I understand the importance of safety and compliance but respectfully
ask that the Village explore any possible flexibility or streamlined processes that would
allow this project to move forward quickly and without unnecessary obstacles.
 
This wish represents far more than a construction project – it is a source of joy, comfort,
and hope for a child and her family during a very difficult time.
 
I believe our community benefits when we rally around moments like this, finding
solutions that balance safety with compassion.
 
Thank you for your time and thoughtful consideration.  I hope the Village can help make
June’s wish a reality.
 
Sincerely,
 
Anita Chapman
Maple Street Resident
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From: Shallcross, Jason
To: Choi, Ann
Subject: FW: Support for June Kenoe"s Make-A-Wish Playhouse
Date: Wednesday, October 22, 2025 1:09:14 PM

 
 
From: Janet Karlov  
Sent: Monday, August 18, 2025 12:21 PM
To: Hoefert, Paul <PHoefert@mountprospect.org>; Shallcross, Jason
<JShallcross@mountprospect.org>
Subject: Support for June Kenoe's Make-A-Wish Playhouse

 
Dear Mr. Hoefert and Mr Shallcross 
 
As friends and neighbors of the Kenoe family, as well as 38 year Mount Prospect
residents, we are asking for your support in approving June Kenoe's Make-A- Wish
project to create a special playhouse by reconfiguring an existing structure on the
property at 17 S Maple Street. 
Tom and I have both visited the existing structure and understand that it was built
decades ago and may not meet current village code. The structure is sound and this
construction would enhance and benefit the existing building. We ask for the village's
help in allowing this project to move forward quickly- any flexibility and effort to
streamline the project  would be greatly appreciated. 
As friends and neighbors, we have seen first hand the struggles and medical challenges
this family has faced- and witnessed their strength and positivity throughout the
adversity.  Having this worthwhile Make-A-Wish project move forward quickly, without
obstacles would provide comfort and hope for June and her family during a truly difficult
time.
 
Thank you 
 
Tom and JP Karlov
300 East Evergreen Avenue 
Mount Prospect 
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Mayor Paul Hoefert 
Jason C. Shallcross 
Director of Community & Economic Development 
Village of Mount Prospect 
50 S. Emerson St. 
Mount Prospect, IL 60056 
phoefert@mountprospect.org 
jshallcross@mountprospect.org 
 

 
Subject: Support for June Kenoe’s Make-A-Wish Playhouse 

 
Dear Mayor Hoefert and Director Shallcross, 
 
I am proud to say I’m a life-long Mount Prospect resident.   After law school I met my wife, bought 
a house in 1999 on Maple Street and five kids later, the rest is history.  Mount Prospect truly is a 
top-notch village where friendliness is a way of life.    
 
To that end, I am writing as a Mount Prospect resident to ask for your consideration and support 
in approving a Make-A-Wish project for a local child, June Kenoe, who lives just down the street 
from us at 17 S. Maple.  They are a wonderful family, participate in making Mount Prospect a 
better place, and my 16 year old daughter regularly babysits for June.   June has faced complex 
medical challenges since early childhood, and her wish is to have a special playhouse created by 
reconfiguring an existing structure on her family’s property. 
 
The existing structure has been in place for decades and may not fully align with current building 
codes. I understand the importance of safety and compliance, but I respectfully ask that the Village 
explore any possible flexibility or streamlined process that would allow this project to move 
forward quickly and without unnecessary obstacles. 
 
This wish represents far more than a construction project — it is a source of joy, comfort, and hope 
for a child and her family during a very difficult time. I believe our community benefits when we 
rally around moments like this, finding solutions that balance safety with compassion. 
 
Thank you for your time and thoughtful consideration. I hope the Village can help make June’s 
wish a reality.   
 
Sincerely,  
 
Larry and Eileen Kowalczyk  
11 S. Maple Street 
Mount Prospect 
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Commonwealth Edison Company    www.comed.com 

Real Estate and Facilities 

3 Lincoln Center – 4th Floor 

Oakbrook Terrace, IL 60181 

 

October 28, 2025 

 

Mitchel Kenoe 

17 S. Maple Street 

Mount Prospect, IL 60056 

 

Re: PROPOSED ENCROACHMENT REQUEST 

 

Dear Mitchel, 

 

Pursuant to your request for an encroachment letter, this is to inform you that ComEd Company 

has no objection to the proposed 7’ x 14’ hardscape that will be placed directly south of the 

existing shed which can be seen on the attached Plat of Survey of the property legally described 

as follows: 

 

LOT 9 IN BLOCK 6 IN BUSSE AND WILLE’S RESUBDIVISION IN MOUNT PROSPECT, 

IN THE WEST 1/2 OF SECTION 12, TOWNSHIP 41 NORTH, RANGE 11, EAST OF THE 

THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS.  

 

Please be advised that ComEd has no objection to the subject encroachment, so long as the 

encroachment is not increased or enlarged.  Additionally, you have an obligation to ensure that 

the encroaching structure does not impede ComEd’s ability to safely access its facilities and does 

not interfere with ComEd’s use, operation and maintenance of its facilities. 

 

The permission herein acknowledged is subject to the Additional Terms and Conditions 

contained in the attachment to this letter, which terms and conditions shall be binding upon you, 

and your successors and assigns. 

 

 

Sincerely, 

 

 

Katie Bengson 

Sr. Real Estate Specialist 

779-231-2411 

Katie Bengson
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ADDITIONAL TERMS AND CONDITIONS 

 

 

1. The permission herein acknowledged is based upon information and assurances you have provided and 

facts and circumstances as they currently exist or are currently known to ComEd.  ComEd reserves the 

right at any time hereafter to revoke the permission acknowledged herein and to require the immediate 

removal of the encroaching structure from the easement premises, at your sole cost and expense, in the 

event (a) that the information and assurances you have provided prove incorrect or unreliable in any 

respect, (b) there is change in any relevant facts and circumstances, including without limitation any change 

in ComEd’s business needs or operations that may require the installation of additional overhead or 

underground facilities on the subject easement premises, or (c) ComEd is made aware of additional facts 

and circumstances of which it has no actual current knowledge.  In the event the permission contained 

herein is so revoked, you shall promptly remove all encroaching structures at your sole cost and expense, 

provided ComEd reserves the right (but shall have no obligation) to remove the encroaching structure from 

the easement premises and dispose of the same without liability for any loss or damage to property incurred 

by you or any third parties as a result thereof.  You shall be responsible for reimbursing ComEd for all 

costs such removal. 

 

2. The permission herein acknowledged is subject to the condition that you shall be liable for all damage to 

property, including damage to ComEd’s facilities, and any injury or death to persons resulting from or in 

any way related to the construction or continuing presence of the encroaching structure on the easement 

premises.  By constructing or maintaining such encroaching structure, you agree to indemnify, defend and 

hold harmless ComEd from and against any and all claims, liabilities, losses, proceedings, damages, costs 

and expenses (including attorney’s fees and costs) arising from or in any manner related to the construction 

or continuing presence of the encroaching structure on the easement premises.  Such cost may include any 

relocation costs incurred by ComEd (including the cost of acquiring additional easements) should ComEd 

elect to relocate the facilities located on the easement premises due to the subject encroachment. 

 

3. The permission herein acknowledged shall in no way modify, limit, terminate, release, abrogate, nullify or 

waive any of the rights and interests of ComEd, its successors and assigns, in and to the easement premises. 

 

4. You shall have no right to construct additional structures or improvements upon the easement premises. 

Prior to any digging upon the easement premises, you shall be responsible for locating all electrical 

facilities by contacting J.U.L.I.E. at 1-800-892-0123. 

 

5. The permission hereby acknowledged is subject to your obtaining all required approvals from applicable 

governmental authorities (or third parties having any interest in the easement premises) with respect to the 

encroaching structure. 

 

6. The obligations set forth hereinabove and in the attached letter shall be binding upon you, your heirs, legal 

representatives, successors and assigns. 

 

7. This letter should be retained with your valuable papers and copies should be furnished to the title company 

and your successors and/or assigns for future reference. 

 

8. This letter may be recorded at any time by ComEd in its sole discretion. 
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Existing Height Structure 
96inches (8’-0”)

No height change proposal

Proposed 7’ X 14’ porch/patio 
(hardscape)
Proposed porch/patio is at 
grade, non-habitable, no 
enclosure

Setback notes
• East side: “Maintain existing 
setback of 5.2’ to east property 
line.”
• North side: “Maintain existing 
setback of 3’-4½” to north 
property line

Existing Frame Shed – Yellow

Proposed
Porch/patio/hardscape Red
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October 27, 2025 
 
 
 
 
Mitchel Kenoe 
17 S. Maple Street 
Mount Prospect, IL 60056 
 
 
   
Re: Proposed Encroachment for a Art Studio/Shed to be Located at 17 S. Maple Street, Mount 

Prospect, IL 60056  
 
 
Dear Mitchel: 
 
This letter is in reply to your inquiry about the encroachment for the Art Studio/Shed Improvement hat will be 
placed partially within the easement.  AT&T has no objection to the encroachment however, you will be 
placing the improvement knowing that if AT&T needs to access the utility easement and your improvement is 
in the way of our facilities, it is within our right to ask you to remove the improvement to gain entrance.  We 
will not be responsible for replacing or repairing the improvements   We also reserve the right to gain access to 
the easement at any time if it is deemed necessary for our business needs. 
 
Moreover, where said encroachment is located above buried cable or conduit or in close proximity to buried or 
aerial plant serviced, altered, replaced, modified or maintained by Illinois Bell Telephone Company dba AT&T 
Illinois, an Illinois corporation, said Company’s liability to you for damage to said encroachment resulting from 
such servicing, alteration, replacement, modification or maintenance is limited to restoring said encroachment 
to its prior existing state to the extent such can reasonably be done under the circumstances.  
 
Call J.U.L.I.E. before any digging 1-800-892-0123 and please maintain a 48” separation from 
AT&T’s cable. 
 
Sincerely, 
 
Susan E. Manshum 
 
Susan Manshum 
Illinois Right of Way Manager 
Midwest Construction and Engineering 
 
AT&T 
222 W. Jackson Street 
Woodstock, IL 60098 
847.271-5149 / SM9231@att.com 

 
MOBILIZING  YOUR  WORLD   
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October 27, 2025 
 
Mr. Mitchel Kenoe 
17 S. Maple Street 
Mount Prospect, IL 60056 
 

Re: Build a Shed at 17 S. Maple Street, Mount Prospect, IL 60056 /ON Utility 
Easement Encroachment. 
 
Dear Mr. Mitchel Kenoe: 
  
This letter serves as written acknowledgment that Comcast Cable 
Communications, Inc., and its affiliates, have no objection to your request to be 
allowed to encroach into the utility with building a Shed on the Utility Easement 
Encroachment on the above-mentioned property. 
Please contact J.U.L.I.E. (800-892-0123) prior to any excavation on the property, 
to assure that any cable lines will not be damaged. If for any reason our cable 
facilities have to be relocated, please contact me so I can make arrangements for 
this. 
The encroachment herein granted does not under any circumstances abrogate 
nor nullify the rights and interests of Comcast Cable Communications, Inc., and 
its affiliates in and to the easements of record, pertaining to the aforesaid 
property. 
 
Very truly yours, 
 

 
 
Robert L. Schulter, Jr. 
Central Division Director of Construction 
(224) 229-5863  
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RESOLUTION APPROVING FINDINGS OF FACT 
RESOLUTION NO. R-26-25 

 
WHEREAS, Mitch Kenoe (“Petitioner”) filed an application for variations to the 
lot coverage and accessory structure height regulations for the property 
commonly known as 17 South Maple Street (“Subject Property”) in the Village 
of Mount Prospect, Illinois and legally described as: 
 
LOT 9 IN BLOCK 6 IN BUSSE AND WILLE’S SUBDIVISION IN MOUNT 
PROSPECT, IN THE WEST HALF OF SECTION 12, TOWNSHIP 41 NORTH, 
RANGE 11, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, 
ILLINOIS; 
 
PROPERTY INDEX NUMBER: 08-12-105-009-0000; and 
 
WHEREAS, the Petitioner seeks a variation from Section 14.306(A)(3)(a) to 
permit an increase to the maximum height requirement of an accessory 
structure in a residential district from 10 feet to 10.67 feet and a variation 
from Section 14.1005(C)(1) to permit an increase to the maximum lot 
coverage requirement from 50% to 56.2%, subject to the following condition: 
 
WHEREAS, a public hearing was held on the variations requests being the 
subject of PZ-26-25 before the Planning and Zoning Commission of the Village 
of Mount Prospect on the 13th day of November, 2025, pursuant to proper 
legal notice having been published in the Journal & Topics newspaper on the 
29th day of October, 2025; and 
 
NOW, THEREFORE, the Planning & Zoning Commission does hereby grant a 
variation from Section 14.306(A)(3)(a) to permit an increase to the maximum 
height requirement of an accessory structure in a residential district from 10 
feet to 10.67 feet and a variation from Section 14.1005(C)(1) to permit an 
increase to the maximum lot coverage requirement from 50% to 56.2% for the 
construction of an art/play studio with a porch/patio addition at the property 
known as 17 South Maple Street, subject to the following conditions: 

Page 76 of 201



PZ-26-25 
 

 
a. The improvements shall be in strict conformance with the plat of survey 

and site plan attached as Exhibit A; 
b. Prior to the issuance of a building permit, a French drain, or other 

acceptable means of providing the required storage/infiltration for the 
area exceeding allowable lot coverage, shall be provided to the 
satisfaction of the Village Engineer; 

c. The art/play studio including the porch/patio addition shall be restored 
to its original nonconforming shed use or shall be demolished in its 
entirety prior to the Village’s issuance of a transfer stamp for any future 
sale or conveyance of the property; and 

d. The Petitioner shall obtain written approval from all applicable utility 
providers authorizing the art/play studio including the porch/patio 
addition to remain in its proposed location and shall comply with any 
conditions or requirements imposed by the utility companies.” 

 
Except for the variations granted herein, all other applicable Village of Mount 
Prospect, Illinois ordinances and regulations shall remain in full force and 
effect as to the subject property. 
 
PASSED AND APPROVED the 13th day of November, 2025 and effective five 
(5) days after this date, as provided for by Section 5.504.C of the Mount 
Prospect Village Code. 
 
AYES:    

NAYS:        

ABSENT:   

 

 
__________________________________ 
Joseph P. Donnelly, Chairperson 
Planning & Zoning Commission 
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PZ-26-25 
 

EXHIBIT A 
PLAT OF SURVEY / SITE PLAN 

 

Page 78 of 201



 

Item Cover Page 
 

 
Subject PZ-20-25 / 810 South I Oka Avenue / CU: Setback Reduction / 

Planning and Zoning Commission Final 

Meeting November 13, 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 and property owner, Tomasz Sirant, is seeking conditional use approval to 
reduce the minimum interior yard setback from 7.5 feet to 6.5 feet for the construction of a 
pergola attached to the primary home at 810 South I Oka Avenue (the subject property). The 
Planning and Zoning Commission’s decision is final. The proposal meets the requirements and 
standards related to the Village Code, and staff is supportive of the conditional use request. 
 
Discussion 
BACKGROUND / PROPERTY HISTORY 
The subject property was annexed into the Village in 1925 and is located on the west side of 
South I Oka Avenue, north of Sunset Road. The subject property contains a single-family 
residence with associated improvements and is zoned R-1 Single Family Residence. The 
subject property is bordered by the R-1 District on all sides. Permit records indicate that 
various improvements have been made since the home’s construction in 1958, including 
upgrades to the roof, water heater, garage floor, fencing, sewer, electrical system, and 
flatwork. 
  
A building permit application was submitted in the May of 2024 for the installation of a 46’-8” 
x 14’-3” pergola at the subject property. The proposed pergola exceeded the maximum 
allowable size for accessory structures; however, because it was proposed to be attached to 
the primary structure, it was instead considered part of the primary structure and was allowed 
with the caveat that it was subject to the setback requirements for principal structures. As a 
result, a 7.5’ north side yard setback was required under the property’s R-1 single family 
zoning district, rather than the 5’ setback typically applicable to pergolas on property’s over 55 
feet in width. Upon final inspection in March 2025, staff determined that the pergola had been 
constructed 6.5’ from the north property line, encroaching 1’ into the required setback. The 
petitioner was advised to either relocate the structure to comply with code or seek zoning 
relief through a retroactive conditional use request to allow a reduced north side yard setback 
of 6.5’. 
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PROPOSAL 
The petitioner seeks to retain the constructed pergola and is requesting conditional use 
approval to reduce the required north side yard setback from 7.5’ to 6.5’. The pergola was 
constructed in Spring of 2025 pursuant to a building permit issued under the R-1 Single-
Family Residential Zoning District. During final inspection in June of 2025, staff determined 
that the structure had been built 1’ closer to the north property line than permitted, 
encroaching into the required side yard setback. 
  
Conditional use approval for a setback reduction is required because the pergola, as built, 
does not comply with the minimum 7.5’ side yard setback requirement for principal structures 
in the R-1 Single Family Zoning District. Section 14.604 of the Village Zoning Code permits 
setback reductions in all required yards within the R-1 District as a conditional use, subject to 
review and approval by the Planning and Zoning Commission as it encroaches into less than 
25% of the required setback. 
  
PUBLIC COMMENTS 
One letter of support was submitted by the owner of 808 South I Oka Avenue, the property 
immediately adjacent to the north and most impacted by the proposed setback reduction. One 
letter of opposition was also received, expressing concern that approval could set a negative 
precedent for the neighborhood (staff notes that all conditional use requests are evaluated 
individually based on their specific circumstances). The comment letters are included with this 
report. 
 
Alternatives 

1. A conditional use to reduce the minimum interior side yard setback from 7.5 feet to 6.5 
feet for the construction of a pergola at 810 South I Oka Avenue, Case No. PZ-20-25, 
subject to the conditions listed in the staff report. 

2. Action at the discretion of the Planning and Zoning Commission. 
 
 
Staff Recommendation 
Approve a conditional use to reduce the minimum interior side yard setback from 7.5 feet to 
6.5 feet for the construction of a pergola at 810 South I Oka Avenue, Case No. PZ-20-25, 
subject to the conditions listed in the staff report. 
 
Attachments 
1. PZ-20-25 Staff Report 
2. PZ-20-25 Plans 
3. PZ-20-25 Admin Materials 
4. PZ-20-25 Public Comment 
5. R-20-25 Draft Resolution 
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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 

Charlie Hogan, AICP 
Development Planner                         

DATE:  November 13, 2025 
 
CASE NUMBER 
PZ-20-25 

 APPLICANT/PROPERTY OWNER 
Tomasz Sirant 
 

PUBLIC HEARING DATE 
November 13, 2025 
 

 PROPERTY ADDRESS/LOCATION 
810 South I Oka Avenue 

BRIEF SUMMARY OF REQUEST 
The petitioner and property owner, Tomasz Sirant, is seeking conditional use approval to reduce the 
minimum interior yard setback from 7.5 feet to 6.5 feet for the construction of a pergola attached to the 
primary home at 810 South I Oka Avenue (the subject property). The Planning and Zoning 
Commission’s decision is final. The proposal meets the requirements and standards related to the 
Village Code, and staff is supportive of the conditional use request. 
 

2024 Aerial Image 

 

2025 Village of Mount Prospect Zoning Map 

 
    
EXISTING 
ZONING 
R-1 
Single-Family 
Residential 

EXISTING LAND USE/ 
SITE IMPROVEMENTS 
Residential 

SURROUNDING ZONING & LAND USE 
North: R-1 Single-Family Residential 
East: R-1 Single-Family Residential 
South: R-1 Single-Family Residential 
West: R-1 Single-Family Residential 

SIZE OF 
PROPERTY  
0.28 acres 

    

STAFF RECOMMENDATION APPROVE 
 

APPROVE WITH 
CONDITIONS DENY 

 
 

 

R-1 

Subject Property 

W Sunset Rd 

S 
I O

ka
 A

ve
 Subject Property 

S 
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W Sunset Rd 
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DISCUSSION OF PROPOSAL 
 

BACKGROUND / PROPERTY HISTORY 
The subject property was annexed into the Village in 1925 and is located on the west side of South 
I Oka Avenue, north of Sunset Road. The subject property contains a single-family residence with 
associated improvements and is zoned R-1 Single Family Residence. The subject property is bordered 
by the R-1 District on all sides. Permit records indicate that various improvements have been made 
since the home’s construction in 1958, including upgrades to the roof, water heater, garage floor, 
fencing, sewer, electrical system, and flatwork. 
 
A building permit application was submitted in the May of 2024 for the installation of a 46’-8” x 14’-3” 
pergola at the subject property. The proposed pergola exceeded the maximum allowable size for 
accessory structures; however, because it was proposed to be attached to the primary structure, it 
was instead considered part of the primary structure and was allowed with the caveat that it was 
subject to the setback requirements for principal structures. As a result, a 7.5’ north side yard setback 
was required under the property’s R-1 single family zoning district, rather than the 5’ setback typically 
applicable to pergolas on property’s over 55 feet in width. Upon final inspection in March 2025, staff 
determined that the pergola had been constructed 6.5’ from the north property line, encroaching 1’ 
into the required setback. The petitioner was advised to either relocate the structure to comply with 
code or seek zoning relief through a retroactive conditional use request to allow a reduced north side 
yard setback of 6.5’. 
 

 
 

Photo of 810 I Oka Pergola (July, 2025) – Google Streetview 
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PROPOSAL 
The petitioner seeks to retain the constructed pergola and is requesting conditional use approval to 
reduce the required north side yard setback from 7.5’ to 6.5’. The pergola was constructed in Spring of 
2025 pursuant to a building permit issued under the R-1 Single-Family Residential Zoning District. 
However, during final inspection in June of 2025, staff determined that the structure had been built 1’ 
closer to the north property line than permitted, encroaching into the required side yard setback. 
 
Conditional use approval for a setback reduction is required because the pergola, as built, does not 
comply with the minimum 7.5’ side yard setback requirement for principal structures in the R-1 Single 
Family Zoning District. Section 14.604 of the Village Zoning Code permits setback reductions in all 
required yards within the R-1 District as a conditional use, subject to review and approval by the 
Planning and Zoning Commission as it encroaches into less than 25% of the required setback. 
 
The table below outlines the bulk regulations for the R-1 Single Family Residential Zoning District: 
 

 
Minimum Setbacks R-1 Code Requirement Proposed 

Front (W) 30’ 
 

No change 

Interior Side (N) 7.5’ 6.5 Feet 
Exterior Side (S) 10’ No change 
Rear (E) 25’ No change 

Max. Lot Coverage 45% No change 
 
 
PUBLIC COMMENTS 
One letter of support was submitted by the owner of 808 South I Oka Avenue, the property immediately 
adjacent to the north and most impacted by the proposed setback reduction. One letter of opposition 
was also received, expressing concern that approval could set a negative precedent for the 
neighborhood (staff notes that all conditional use requests are evaluated individually based on their 
specific circumstances). The comment letters are included with this report. 
 
STANDARDS AND FINDINGS 
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. 
The Planning and Zoning Commission shall use the findings of fact to guide their recommendation to 
the Village Board.  
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STAFF RECOMMENDATION 

Staff finds that the proposed conditional use request 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 approve the 
following motion:  
 
“Motion to approve: 

1. A conditional use to reduce the minimum interior side yard setback from 7.5 feet to 6.5 feet for the 
construction of a pergola at 810 South I Oka Avenue, Case No. PZ-20-25, subject to the following 
conditions: 

a. The conditional use for the reduced interior side yard setback shall apply only to the 
pergola and shall not apply to any other elements of a principal or accessory structure; 

b. The improvements shall be in strict conformance with the plat of survey attached as 
Exhibit B; 
 

The Planning and 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 asserts 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, nor would it impede the normal and orderly development and improvement of the 
surrounding property for uses permitted in the district. The petitioner states that the setback reduction 
will not adversely affect the use and enjoyment of other property in the immediate vicinity. The owner of 
the most affected property has submitted a letter concurring with this view. The petitioner states that the 
setback reduction will not affect public utilities, access roads, drainage, and/or necessary facilities. The 
petitioner states that granting the conditional use will not affect traffic. The petitioner believes that the 
setback reduction does not contradict the objectives of the current comprehensive plan for the Village. 
The petitioner believes 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. 
 
Staff’s Findings: Staff believes that the proposed one-foot setback reduction is a minor deviation from 
the code that will not create meaningful adverse conditions or negatively affect nearby properties. 
Further, the most affected neighbor has provided written confirmation of support. The request is 
consistent with the Village’s Comprehensive Plan, which supports continued residential use and 
reinvestment, and aligns with Goal 3 of the 2024–2029–2039 Strategic Plan to promote flexibility within 
single-family zoning regulations. This goal, which is currently under review through proposed text 
amendments, seeks to allow homeowners reasonable opportunities to enhance their properties while 
maintaining neighborhood compatibility. Given the proposal’s limited impact, neighbor support, and 
consistency with Village plans, staff recommends granting the requested conditional use. 
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Exhibit B 
Plat of Survey / Site Plan 
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1 

Village of Mount Prospect 
Community Development Department 
50 S. Emerson Street 
Mount Prospect, Illinois 60056 
Phone:  (847) 818-5328 

Zoning Request Application 

Official Use Only (To be completed by Village Staff) 
Case Number:  P&Z -_______-_______  Date of Submission: _________________  Hearing Date:_______________ 

Project Name/Address:  __________________________________________________________________________ 

I. Subject Property

Address(es):  __________________________________________________________________________________ 

Zoning District (s):  _____________________________   Property Area (Sq.Ft. and/or Acreage):  _______________ 

Parcel Index Number(s) (PIN(s):   __________________________________________________________________ 

IV. Applicant (all correspondence will be sent to the applicant)

Name: Corporation: 

Address: 

City, State, ZIP Code: 

Phone: Email: 

Interest in Property: 
    (e.g. owner, buyer, developer, lessee, architect, etc…) 

II. Zoning Request(s) (Check all that apply)

 Conditional Use:   For _________________________________________________________________________ 

 Variation(s):   To _____________________________________________________________________________ 

 Zoning Map Amendment:  Rezone From ________________________ To _______________________________ 

 Zoning Text Amendment:  Section(s)   ____________________________________________________________ 

 Other:  _____________________________________________________________________________________ 

III. Summary of Proposal (use separate sheet if necessary)
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Village of Mount Prospect 
Community Development Department  
50 S. Emerson Street 
Mount Prospect, Illinois 60056 
Phone:  (847) 818-5328 

 
 
 

 
In consideration of the information contained in this petition as well as all supporting 
documentation, it is requested that approval be given to this request.  The applicant is the owner or 
authorized representative of the owner of the property.  The petitioner and the owner of the property 
grant employees of the Village of Mount Prospect and their agent’s permission to enter on the 
property during reasonable hours for visual inspection of the subject property. 
 
I hereby affirm that all information provided herein and in all materials submitted in association 
with this application are true and accurate to the best of my knowledge. 
 
Applicant:                     Date:  
           (Signature) 

 
 

(Print or Type Name) 
 
 
If applicant is not property owner: 
 
I hereby designate the applicant to act as my agent for the purpose of seeking the zoning request(s) 
described in this application and the associated supporting material. 
 
Property Owner:                    Date:  
           (Signature) 

 
 

(Print or Type Name)  

Property Owner  
 Check if Same as Applicant 

Name:   Corporation:  

Address:  

City, State, ZIP Code:  

Phone:  Email:  
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IF PAYING LATE,
  PLEASE PAY

09/02/2025 - 10/01/2025
$0.00

10/02/2025 - 11/01/2025
$0.00

11/02/2025 - 12/01/2025
$0.00

LATE INTEREST IS 0.75% PER
MONTH, BY STATE LAW  

 

IMPORTANT MESSAGES TAX CALCULATOR

2023 TOTAL TAX 7,990.31

2024 ESTIMATE X 55%

2024 1st INSTALLMENT = 4,394.67

The First Installment amount is 55% of last year's total taxes.
All exemptions, such as homeowner and senior exemptions, will
be reflected on your Second Installment tax bill.

PROPERTY LOCATION

  
   810 S I-OKA AVE
   MOUNT PROSPECT IL 60056

2024 First Installment Property Tax Bill - Cook County Electronic Bill

Property Index Number (PIN) Volume Code Tax Year (Payable In) Township Classification

08-14-205-017-0000 049 16016 2024 (2025) ELK GROVE 2-03

$0.00
By 09/01/25

*** Please see 2024 First Installment Payment Coupon next page ***

TAXING DISTRICT DEBT AND FINANCIAL DATA

Your Taxing Districts

Money Owed by
Your Taxing

Districts

Pension and
Healthcare Amounts

Promised by Your
Taxing Districts

Amount of
Pension and
Healthcare
Shortage

% of Pension and
Healthcare Costs
Taxing Districts

Can Pay

Northwest Mosquito Abatement Wheeling   $455,316 $8,630,076 $461,013 94.66%

Metro Water Reclamation Dist of Chicago $3,126,243,000 $3,151,727,000 $1,449,923,000 54.00%

Mt Prospect Park District               $34,370,083 $36,220,947 $3,999,183 88.96%

Harper Coll Comm College 512 (Palatine) $322,598,943 $32,974,963 $32,974,963 0.00%

Township HS District 214 (Arlington Hts) $90,904,159 $296,515,358 $1,194,163 99.60%

Mount Prospect Public School District 57 $13,474,975 $30,139,252 $10,497,291 65.17%

Village of Mount Prospect               $171,861,845 $385,434,723 $140,636,940 63.51%

Town of Elk Grove                       $70,673 $7,617,011 $398,884 94.76%

Cook County Forest Preserve District    $214,441,242 $617,834,550 $382,643,760 38.07%

County of Cook                          $8,262,580,154 $26,512,006,772 $14,493,276,944 45.33%

Total $12,237,000,390 $31,079,100,652 $16,516,006,141

For a more in-depth look at government finances and how they affect your taxes, visit cookcountytreasurer.com

PAY YOUR TAXES ONLINE
Pay at cookcountytreasurer.com from your bank account or credit card.

MAILING ADDRESS

  TOMASZ SIRANT
   810 S IOKA AVE
   MT PROSPECT IL 60056-4215

TOTAL PAYMENT DUE
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TOTAL PAYMENT DUE IMPORTANT PAYMENT MESSAGES

$0.00
By 09/01/25 
If paying later, refer to amounts above.

Cook County eBill
Click to pay online
Click to update Mailing Name/Address

SN 0020240100 RTN 500001075 AN (see PIN) TC 008922

00202401002081420501700002008922400000000000000000000000000000000000000000000

COOK COUNTY TREASURER
PO BOX 805436
CHICAGO IL 60680-4155     

            

08142050170000/0/24/E/0000000000/1

Property Index Number (PIN)
08-14-205-017-0000
Amount Paid

T1LG

Volume
049

DETACH & INCLUDE WITH PAYMENT

2024 First Installment Property Tax Bill

Cook County Payment Coupon

This is an Official Downloadable Tax Bill Payment Coupon.
Please process this coupon along with payment presented.

Pursuant to Cook County Ordinance 07-O-68, if you are a mortgage lender, loan servicer, or agent of any entity within the 
meaning of 35 ILCS 200/20-12, you may not pay using a downloadable tax bill unless you pay the $5 duplicate bill fee.
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5 
 

Standards           
 

 
Conditional Use - 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; 

 
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 & Zoning Commission. 

 
Variation - A variation from the zoning regulations shall not be granted or recommended for approval by the 
Planning and Zoning Commission unless findings of fact based on evidence are made in each specific case that 
affirm the following standards: 
 

1. Because of the particular physical surroundings, shape, or topographical conditions of the specific 
property involved, a specific hardship to the owner would result, as distinguished from a mere 
inconvenience if the strict letter of the regulations was to be applied; 

 
2. The conditions upon which an application for a variation are based are unique to the property for which 

the variation is sought and are not generally applicable to other property within the same zoning 
classification; 

 
3. The purpose of the variation is not based primarily upon a desire to increase financial gain; 
 
4. The alleged difficulty or hardship is caused by this Chapter and has not been created by any person 

presently having an interest in the property; 
 
5. The granting of the variation will not be detrimental to the public welfare or injurious to other property or 

improvements in the neighborhood in which the property is located; 
 
6. The granting of the variation will not alter the essential character of the neighborhood; and 
 
7. The proposed variation will not impair an adequate supply of light and air to adjacent property or 

substantially increase the congestion of the public streets, or increase the danger of fire, or impair natural 
drainage or create drainage problems on adjacent properties, or endanger the public safety, or 
substantially diminish or impair property values within the neighborhood. 
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LOT 12 IN BLOCK 2 IN LONNQUIST GARDENS, BEING A SUBDIVISION OF PART OF THE NORTHEAST 1/4 OF SECTION 14, TOWNSHIP 41 NORTH, RANGE
11, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS, ACCORDING TO THE PLAT THEREOF RECORDED NOVEMBER 20, 1945 AS
DOCUMENT NO 13663132, IN BOOK 356 OF PLATS, PAGE 5.

WEST LINE OF S. I-OKA AVENUE AS FOUND
MONUMENTED AND OCCUPIED.

S 00°00'00" E (A)

BASIS OF BEARING:

________

SS}
STATE OF ILLINOIS
COUNTY OF DUPAGE

I, THE UNDERSIGNED, AN ILLINOIS PROFESSIONAL LAND SURVEYOR, DO HEREBY
CERTIFY THAT "THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT
ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY SURVEY," AND THAT THE PLAT
HEREON DRAWN IS A CORRECT REPRESENTATION OF SAID SURVEY.

DATED, THIS_______DAY OF____________, A.D., 2025,
AT LISLE, ILLINOIS. ADDRESS COMMONLY KNOWN AS ____________________________________

 ____________________________________

FIELDWORK DATE (CREW)_________________________________________

CLIENT _______________________________________________________

DRAWN BY:_______ REVISED:__________

LEGEND

8TH MAY

810 S. I-OKA AVENUE
MOUNT PROSPECT, ILLINOIS

TOMASZ SIRANT

25-04-0422
05/07/2025 (MD/DS)

RT

NOTE:
1. ALL TIES SHOWN ON THIS SURVEY ARE MEASURED TO THE

BUILDING'S SIDING (BRICK, FRAME, STUCCO, METAL, ETC.)
AND NOT TO THE FOUNDATION, UNLESS NOTED OTHERWISE.

2. ROOF LINES AND OVERHANGS ARE TYPICALLY NOT SHOWN HEREON.
3. COMPARE ALL DISTANCES AND POINTS IN FIELD AND REPORT

ANY DISCREPANCIES TO SURVEYOR AT ONCE.
4. NO DIMENSIONS SHALL BE ASSUMED BY SCALING.

B ETTER    I N F R ASTRUCTURE
IVNE    RETTEB   R O N M ENTS !        E FI      L          R E T T E  B

Morris Engineering, Inc.
515 Warrenville Road, Lisle, IL 60532

Phone: (630) 271-0770
FAX: (630) 271-0774

 WEBSITE: WWW.ECIVIL.COM JOB NO. ___________________

20' 10' 0 20'
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NLI
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______________________________________________

ILLINOIS PROFESSIONAL LAND SURVEYOR NO. 035-2317
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Legal Description 

LOT 12 IN BLOCK 2 IN LONNQUIST GARDENS, BEING A SUBDIVISION OF PART OF THE 
NORTHEAST 1/4 OF SECTION 14, TOWNSHIP 41 NORTH, RANGE 11, EAST OF THE THIRD 
PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS, ACCORDING TO THE PLAT THEREOF 
RECORDED NOVEMBER 20, 1945 AS DOCUMENT NO 13663132, IN BOOK 356 OF PLATS, 
PAGE 5. 
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Dear Chairperson Donnelly and Members of the Planning & Zoning Commission, 

I am writing as a Mount Prospect resident who received notice of Case No. PZ-20-25 
concerning 0 I a venue. hile this pro ect does not directly a ect my property, I am 
concerned about the request to reduce the required side yard setback for the existing 
pergola. 

The structure appears quite large and visually prominent, and approving a variance for it 
could set an unfavorable precedent for future setback reductions in our neighborhood. I 
believe it’s important to maintain consistency with zoning requirements to preserve the 
character, balance, and visual harmony of our community. 

 

Thank you for considering my comments and for your service on the Commission. 

Sincerely  

Jill Czech 
(Sent via Email) 
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  RESOLUTION APPROVING FINDINGS OF FACT 
 RESOLUTION NO. R-20-25 
 
WHEREAS, Tomasz Sirant (“Petitioner”) filed an application for a conditional use to reduce 
the interior (north) side yard setback for the property commonly known as 810 South I Oka 
Avenue in the Village of Mount Prospect, Illinois and legally described as: 
 
LOT 12 IN BLOCK 2 IN LONNQUIST GARDENS, BEING A SUBDIVISION OF PART OF THE 
NORTHEAST 1/4 OF SECTION 14, TOWNSHIP 41 NORTH, RANGE 11, EAST OF THE THIRD 
PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS, ACCORDING TO THE PLAT THEREOF 
RECORDED NOVEMBER 20, 1945 AS DOCUMENT NO 13663132, IN BOOK 356 OF PLATS, 
PAGE 5. 
 
PROPERTY INDEX NUMBER: 08-14-205-017-0000; and 
 
WHEREAS, the Petitioner seeks a conditional use permit to reduce the interior (north) side 
yard setback from 7.5 feet to 6.5 feet for the construction of an attached pergola along the 
north side of the dwelling; and 
 
WHEREAS, a public hearing was held on the conditional use request (designated as Case 
No. PZ-20-25) before the Planning & Zoning Commission in the Village of Mount Prospect, 
Illinois on November 13, 2025 pursuant to proper legal notice having been published in the 
Journal & Topics newspaper on the 29th day of October, 2025; and 
 
NOW, THEREFORE, the Planning & Zoning Commission does hereby grant a conditional use 
to reduce the interior side yard setback for the property at 810 South I Oka Avenue from 7.5 
feet to 6.5 feet, as shown on the plans dated June 18, 2025 and attached as Exhibit A. 
 
Except for the conditional use granted herein, all other applicable Village of Mount Prospect, 
Illinois ordinances and regulations shall remain in full force and effect as to the subject 
property.   
 
PASSED AND APPROVED the 13th day of November, 2025 and effective five (5) days after 
this date, as provided for by Section 5.504.C of the Mount Prospect Code. 
 
AYES:  # 
NAYS:  # 
ABSENT: # 

____________________________________ 
Jospeh Donnelly, Chairperson 
Planning & Zoning Commission 
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Subject PZ-23-25 / 1699 Wall St 550-Q / CU: Massage Therapy / 

Village Board Final 

Meeting November 13, 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 (Sharon LMT S&M LLC) is proposing to re-establish a massage therapy practice 
at 1699 Wall Street Suite 550-Q (the subject property). Massage therapy businesses require 
conditional use approval. The subject property is zoned B-3 Community Shopping District. The 
proposed business meets the standards for a conditional use and staff is supportive of the 
request.  
 
Discussion 
Background: The subject property is a seven-story multi-tenant office building with a mixture 
of professional office uses. The petitioner formerly operated a massage therapy establishment 
(“A Plus Massages”) at the subject property from 2016 to 2022, but she closed the business in 
2022. The petitioner would like to re-establish her massage therapy business at the subject 
property. 
 
Proposal: The petitioner, Sharon Mims of Sharon LMT S&M LLC, proposes to operate a 120-
square foot massage establishment at the subject property. The petitioner writes in her 
application that she strives to give her clients a better quality of life through the use of 
therapies to ease pain and promote overall wellness. Services outlined in the proposal include 
stretching, deep tissue, and Swedish massage. The petitioner indicates that she will be the 
sole practitioner, with proposed hours of operation Monday through Wednesday, 11:00AM to 
6:00PM. No changes are proposed for the interior or exterior of the building. 
 
The subject property is zoned B-3 Community Shopping District. The subject property is a 
multi-story office building with adequate parking. The proposed business is by appointment 
only. 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. 
 
Public Comment: As of this writing, staff has not received public comment pertaining to the 
case. 
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Alternatives 
1. Approval of the following motion: “A conditional use to operate a massage therapy 
establishment at 1699 Wall Street Suite 550-Q, subject to the following conditions: 
     a. Any massage therapist employed at the business establishment shall hold a valid 
massage therapist license with the State of Illinois; 
     b. Compliance with all applicable development, fire, building, and other Village Codes and 
regulations; and 
     c. 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.” 
 
2. Action at the discretion of the Planning and Zoning Commission. 
 
Staff Recommendation 
Approval of a conditional use to operate a massage therapy establishment at 1699 Wall Street 
Suite 550-Q, subject to the conditions listed in the staff report. 
 
Attachments 
1. PZ-23-25 Staff Report 
2. PZ-23-25 Administrative Content 
3. PZ-23-25 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: November 6, 2025 
 
CASE NUMBER 
PZ-23-25 

 APPLICANT/PROPERTY OWNER 
Sharon LMT S&M LLC / 
Klairmont Investments LLC  
 

PUBLIC HEARING DATE 
November 13, 2025 
 

 PROPERTY ADDRESS/LOCATION 
1699 Wall St 550-Q 

BRIEF SUMMARY OF REQUEST 
The petitioner (Sharon LMT S&M LLC) is proposing to re-establish a massage therapy practice at 1699 
Wall Street Suite 550-Q (the subject property). Massage therapy businesses require conditional use 
approval. The subject property is zoned B-3 Community Shopping District.  The proposed business 
meets the standards for a conditional use and staff is supportive of the request.  
 

2025 Aerial Image 

 

2025 Village of Mount Prospect Zoning Map 

  
    
EXISTING 
ZONING 
B-3 Community 
Shopping District 

EXISTING LAND USE/ 
SITE IMPROVEMENTS 
Multi-tenant office 
building 

SURROUNDING ZONING & LAND USE 
North: R-4 Multi Family Residential PUD 
East: B-3 Community Shopping District 
South: I-1 Limited Industrial PUD 
West: I-1 Limited Industrial PUD 

SIZE OF 
PROPERTY  
120 SF (Tenant) 

    

STAFF RECOMMENDATION APPROVE APPROVE WITH 
CONDITIONS DENY 
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DISCUSSION OF PROPOSAL 

BACKGROUND / PROPERTY HISTORY 
The subject property is a seven-story multi-tenant office building with a mixture of professional office 
uses. The petitioner formerly operated a massage therapy establishment (“A Plus Massages”) at the 
subject property from 2016 to 2022, but she closed the business in 2022. The petitioner would like to 
re-establish her massage therapy business at the subject property. Massage therapy businesses 
require a new conditional use approval when there is a change of location or a change of ownership, or 
when the use is discontinued for 120 days. 
 
PROPOSAL 
The petitioner, Sharon Mims of Sharon LMT S&M LLC, proposes to operate a 120-square foot massage 
establishment at the subject property. The petitioner writes in her application that she strives to give 
her clients a better quality of life through the use of therapies to ease pain and promote overall 
wellness. The petitioner states that she will establish connections with local medical professionals 
and continue to build her reputation as a local authority on massage-based medical care. Services 
outlined in the proposal include stretching, deep tissue, and Swedish massage. The petitioner 
indicates that she will be the sole practitioner, with proposed hours of operation Monday through 
Wednesday, 11:00AM to 6:00PM. No changes are proposed for the interior or exterior of the building. 
 
The subject property is zoned B-3 Community Shopping District. The subject property is a multi-story 
office building with adequate parking. The proposed business is by appointment only and the petitioner 
will be the sole practitioner. 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.  
 
STANDARDS AND FINDINGS 
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. 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 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 motion:  
 

1. “A conditional use to operate a massage therapy establishment at 1699 Wall Street 550-Q, 
subject to the following conditions: 

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

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

c. 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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The Village Board’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 in their application that the business is not harmful and it 
addresses not only muscle tension but also depression, PTSD, and anxiety. The petitioner asserts that 
the establishment will not impede surrounding property. The petitioner notes that their request will not 
impact public utilities or access roads. The petitioner reports that she will take necessary safety 
measures for her clients. The petitioner states that the business is not contrary to the Comprehensive 
Plan. The petitioner affirms that she will operate the business respectfully and will follow rules as she 
has done in the past. 
 
Staff’s Findings: Staff has reviewed the petitioner’s request for a conditional use to operate a massage 
establishment and finds that the standards have been met. The Police Department confirmed that the 
petitioner has met the standards to obtain a massage establishment business license. Staff finds that 
the proposal will not endanger public health, safety, morals, comfort, or general welfare. The business 
operated in Mount Prospect from 2016 to 2022 without incident, and no substantial changes are 
proposed. No physical changes are proposed that would impede improvement of the surrounding 
properties, impact public utilities or drainage, or cause traffic congestion in the public streets. The 
subject property is designated “Mixed Use District” in the future land use plan and the proposed 
personal services use is complimentary to the mix of professional office uses in the building. 
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Subject PZ-25-25 / 1728 E Kensington Rd / CU: Massage Therapy / 

Village Board Final 

Meeting November 13, 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 (Terry Hilton LLC) is proposing a change of ownership for an existing massage 
therapy establishment at 1728 East Kensington Road (the subject property). Massage therapy 
businesses require a new conditional use approval when there is a change of location or a 
change of ownership. The subject property is zoned B-3 Community Shopping Planned Unit 
Development (PUD). The proposed business meets the standards for a conditional use and 
staff is supportive of the request.  
 
Discussion 
Background: The subject property is a single-story multi-tenant commercial building with a 
mixture of restaurant, retail, childcare, professional office, and personal service 
establishments. According to Village records, the tenant space has been a massage therapy 
establishment since 2012. Prior to 2012, the tenant space was used as a dentist office. 
 
Proposal: The petitioners, Mu Chun Li and Shuxin Jian of Terry Hilton LLC, propose to operate 
a 1,240 square foot massage establishment at the subject property. Services outlined in the 
proposal include Swedish massage, deep tissue massage, hot stone therapy, aromatherapy, 
reflexology, and couples massage. The petitioner notes in the application that there will be one 
full-time massage therapist to start, with potential to hire up to three more employees in the 
future. The proposed hours of operation are Monday through Sunday 10:00AM to 10:00PM. 
Clients are seen by appointment or walk-in, with up to seven appointments per day. The 
petitioners intend to use the existing layout of the business and the existing sign. 
 
Parking: The Village code requires parking based on land use. Staff estimates 185 parking 
stalls are required based on the uses at the shopping center. The parking lot is striped with 
206 parking stalls, including 7 accessible parking stalls. The minimum parking requirement for 
the existing and proposed uses are met. 
 
Massage Addendum: The petitioner submitted a business license application and a massage 
therapy addendum according to the requirements of Village Code Chapter 11, Article 7 for 
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Massage Establishments. According to the addendums, the petitioners have been employed at 
massage establishments in Schaumburg, St Charles, Frankfort, and Orland Park. 
 
Public Comment: As of this writing, staff has not received public comment pertaining to the 
case. 
 
Alternatives 
1. Approval of the following motion: “A conditional use to operate a massage therapy 
establishment at 1728 East Kensington Road, subject to the following conditions: 
     a. Any massage therapist employed at the business establishment shall hold a valid 
massage therapist license with the State of Illinois; 
     b. Compliance with all applicable development, fire, building, and other Village Codes and 
regulations; and 
     c. 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.” 
 
2. Action at the discretion of the Planning and Zoning Commission. 
 
Staff Recommendation 
Approval of a conditional use to operate a massage therapy establishment at 1728 East 
Kensington Road, subject to the conditions listed in the staff report. 
 
Attachments 
1. PZ-25-25 Staff Report 
2. PZ-25-25 Administrative Content 
3. PZ-25-25 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: November 6, 2025 
 
CASE NUMBER 
PZ-25-25 

 APPLICANT/PROPERTY OWNER 
Terry Hilton LLC / 
ENK Brentwood LLC  
 

PUBLIC HEARING DATE 
November 13, 2025 
 

 PROPERTY ADDRESS/LOCATION 
1728 E Kensington Rd 

BRIEF SUMMARY OF REQUEST 
The petitioner (Terry Hilton LLC) is proposing a change of ownership for an existing massage therapy 
establishment at 1728 East Kensington Road (the subject property). Massage therapy businesses 
require a new conditional use approval when there is a change of location or a change of ownership. 
The subject property is zoned B-3 Community Shopping Planned Unit Development (PUD). The 
proposed business meets the standards for a conditional use and staff is supportive of the request.  
 

2025 Aerial Image 

 

2025 Village of Mount Prospect Zoning Map 

  
    
EXISTING 
ZONING 
B-3 Community 
Shopping PUD 

EXISTING LAND USE/ 
SITE IMPROVEMENTS 
Multi-tenant commercial 

SURROUNDING ZONING & LAND USE 
North: R-1 Single Family Residential PUD 
East: R-1 Single Family Residential PUD 
South: B-3 Community Shopping, R-4 Multi 
Family Residential 
West: R-X Single Family Residential 

SIZE OF 
PROPERTY  
1240 SF  
(Tenant) 

    

STAFF RECOMMENDATION APPROVE APPROVE WITH 
CONDITIONS DENY 

 

 

W
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R4 

W
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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 restaurant, 
retail, childcare, professional office, and personal service establishments. According to Village 
records, the tenant space has been a massage therapy establishment since 2012. Prior to 2012, the 
tenant space was used as a dentist office. 
 
PROPOSAL 
The petitioners, Mu Chun Li and Shuxin Jian of Terry Hilton LLC, propose to operate a 1,240 square foot 
massage establishment at the subject property. The petitioner writes in her application that the 
business will provide high-quality therapeutic massage services that promote relaxation, healing, and 
overall wellbeing. Services outlined in the proposal include Swedish massage, deep tissue massage, 
hot stone therapy, aromatherapy, reflexology, and couples massage. The petitioner notes in the 
application that there will be one full-time massage therapist to start, with potential to hire up to three 
more employees in the future. The proposed hours of operation are Monday through Sunday 10:00AM 
to 10:00PM. Clients are seen by appointment or walk-in, with up to seven appointments per day, each 
appointment lasting 60 to 90 minutes with 15 to 30 minutes between sessions for preparation and 
sanitation. The petitioners intend to use the existing layout of the business and the existing sign. 
 
Parking: The Village code requires parking based on land use. The subject property is a shopping 
center between 30,000 and 150,000 square feet, which requires 4.5 spaces per 1,000 square feet of 
gross floor area. Restaurant tenants are calculated separately. The parking lot is striped with 206 
parking stalls, including 7 accessible parking stalls. The minimum parking requirement for the existing 
and proposed uses are met. 
 

Use Parking Minimum Variables Spaces Required 

Shopping center (30,000 - 
150,000 square feet) 

4.5 spaces per 1,000 square feet of 
gross floor area. (Restaurants as 
tenants require separate parking 
calculations.) 

23,340 SF 105 

Restaurant without a bar 
12 spaces per 1,000 square feet of 
floor area (excluding areas for 
storage, corridors, and bathrooms) 

6,650 SF 80 

  Total Required: 185 (6 accessible) 
  Total Provided: 206 (7 accessible) 

 
Massage Addendum: 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. According to the addendums, the petitioners have been employed at massage 
establishments in Schaumburg, St Charles, Frankfort, and Orland Park, Illinois. 
 
STANDARDS AND FINDINGS 
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. The 
Planning and Zoning Commission shall use the findings of fact to guide their recommendation to the 
Village Board.  
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STAFF RECOMMENDATION 

Staff finds that the proposed 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 motion:  
 

1. “A conditional use to operate a massage therapy establishment at 1728 East Kensington Road, 
subject to the following conditions: 

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

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

c. 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. 
 
 

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 in their application that the staff will be certified, operations 
will be ethical, and the environment will be quiet, professional, and inclusive. The petitioner notes that 
the business will not disrupt nearby properties and poses no threat to property values. The petitioner 
asserts that the business is quiet, low-impact, and aligns with permitted uses. The petitioner notes that 
the building is connected to water, sewer, and power, and has adequate access and drainage. The 
petitioner states that the traffic flow is low and no congestion is expected. The petitioner argues that the 
business aligns with the Village’s Comprehensive Plan by promoting health, wellness, and community 
vitality. The petitioner affirms that the business is committed to maintaining compliance and 
transparency. 
 
Staff’s Findings: Staff has reviewed the petitioner’s request for a conditional use to operate a massage 
establishment and finds that the standards have been met. The Police Department confirmed that the 
petitioner has met the standards to obtain a massage establishment business license. Staff finds that 
the proposal will not endanger public health, safety, morals, comfort, or general welfare. The space has 
operated as a massage therapy establishment since 2012 without incident, and no substantial changes 
are proposed. No physical changes are proposed that would impede improvement of the surrounding 
properties, impact public utilities or drainage, or cause traffic congestion in the public streets. The 
subject property is designated “Neighborhood Center” in the future land use plan and the proposed 
personal services use is complimentary to the mix of small-scale restaurant, retail, professional office, 
and personal service uses already established in this area. 
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From: miguel hernandez
To: Lalagos, Antonia
Cc:
Subject: RE 1728 E Kensington Rd / Conditional Use for Massage Therapy
Date: Friday, October 17, 2025 12:37:41 PM
Attachments: Mt. Prospect letter.pdf

IMG 0232.heic
IMG 0232.heic
IMG 0232.heic

Hello Ms. Lalagos,

This is Miguel Hernandez and I’m responding on behalf of Terry Hilton LLC and Mu
Chun Li regarding your letter dated October 9, 2025, for the 1728 E. Kensington Rd /
Conditional Use for Massage Therapy / Review #1.
 
Planning & Zoning:
 

1. Please see attached floor plan picture for your review.  There is a restroom with a
toilet and sink and a separate shower room (Bathroom in the picture). Each of the
massage rooms have a little sink. The utility room has the water heater.

2. There is a reception area with a front desk and a couch and I have attached a
picture of the front window/entrace.

3. Currently, only one employee employed.  If business pick up in the future, then we
will hire more employees as needed, but no more than three (3), but at the
moment there is no intention to hire more employees.

4. Please see picture attached with dates and times of service.
5. Right now services are either walk-ins or by appointments. Appointments are

preferred for time management, but walk-ins are welcome too.
 
Building Division:
 

6. The site is in good working condition and doesn’t require any repairs or attention. 
This is an existing building and no repairs and modifications were done at time of
rental.  All fixtures and condition is as is from existing building.  Please see picture
of floor plan attached.

 
Fire Department:
 

7. NA (No Comments)
 
Public Works Department:
 

8. No site improvements are indicated, because nothing has been modified or built.
 
Please advise if any questions or concerns regarding the information provided above
and the pictures attached.  Please feel free to reply via email or mail to the address in
file.
 

Page 198 of 201



Page 199 of 201



Page 200 of 201



Page 201 of 201


	1. CALL TO ORDER
	2. APPROVAL OF MINUTES
	2.1. PZ-03-25 / 1040 West Northwest Highway / CU: Dayca
	PZ-03-25 (1040 W Northwest Highway) Minutes_SUSPENDED INDEFINITELY

	2.2. PZ-18-25 / 834 E Rand Rd 12 / CU: Massage Therapy
	PZ-18-25 (834 E Rand Rd) Minutes

	2.3. PZ-21-25 / 1200 E. Algonquin Road, 1200 Dempster S
	PZ-21-25 Meeting Minutes


	3. NEW BUSINESS
	3.1. PZ-26-25 / 17 S Maple Street / CU: Setback Reducti
	Item Cover Page
	PZ-26-25 Staff Report
	PZ-26-25 Administrative Content
	PZ-26-25 Plans
	PZ-26-25 Public Comment Letters
	PZ-26-25 Utility Company Letters
	Res-26-25 VARs - Lot Coverage and Accessory Structure Height (17 S Maple St)

	3.2. PZ-20-25 / 810 South I Oka Avenue / CU: Setback Re
	Item Cover Page
	PZ-20-25 Staff Report
	PZ-20-25 Plans
	PZ-20-25 Admin Materials
	PZ-20-25 Public Comment
	R-20-25 Draft Resolution

	3.3. PZ-23-25 / 1699 Wall St 550-Q / CU: Massage Therap
	Item Cover Page
	PZ-23-25 Staff Report
	PZ-23-25 Administrative Content
	PZ-23-25 Plans

	3.4. PZ-25-25 / 1728 E Kensington Rd / CU: Massage Ther
	Item Cover Page
	PZ-25-25 Staff Report
	PZ-25-25 Administrative Content
	PZ-25-25 Plans


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

	Date of Submission: 8/30/2025
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