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AGENDA 
 

PLANNING AND ZONING COMMISSION MEETING 
 

May 7, 2025 - 7:00 PM 
Village Hall - Board Room 

300 Plaza Circle, Mundelein, IL 60060  
I. CALL TO ORDER 

II. PLEDGE OF ALLEGIANCE 

III. ATTENDANCE 

IV. MINUTES APPROVAL 

 A. Approve the Planning and Zoning Commission Regular meeting minutes from April 16, 2025. 

V. PUBLIC COMMENTARY 

VI. OLD BUSINESS 

VII. NEW BUSINESS 

 A. Public Hearing - PZC2025-0012 - 416 University Drive - Mundelein Seminary Cell Tower 

 B. Public Hearing - PZC2025-0015 - 1 Carmel Pkwy - International Student Housing 

VIII. QUESTIONS AND COMMENTS 

IX. ADJOURNMENT 

  

 
The Village of Mundelein, in compliance with the Americans with Disabilities Act, requests that persons 

with disabilities who require certain accommodations to allow them to observe and/or participate in 
this meeting, or who have questions about the accessibility of the meeting or facilities, to contact the 
ADA Coordinator at 847-949-3200 to allow the Village to arrange accommodations for those persons. 

 

Page 1 of 175



Planning and Zoning Commission Meeting 
Minutes 

April 16, 2025 
 
 CALL TO ORDER  
 The Regular Meeting of the Planning and Zoning Commission of the Village of 

Mundelein was held on April 16, 2025 at 300 Plaza Circle, Mundelein. Commission 
Chairman T. Roswick called the meeting to order at 7:00 PM. 

  

 PLEDGE OF ALLEGIANCE  
 Chairman T. Roswick led the Pledge of Allegiance. 
  

 ATTENDANCE  
 Chairman T. Roswick took the roll call. It indicated as follows:   

 
Board Attendance 
PRESENT: K. Anderson, K. Garesche, T. Roswick, K. Teehan 
ABSENT: J. Holden, S. Petti, S. Schneckloth 
 
Village Attendance 
PRESENT:  Associate Planner J. Marvin, Senior Planner C. Malec, and Recording 
Secretary E. Swanson 

  

 MINUTES APPROVAL  
  
  

 Approve the Planning and Zoning Commission Regular meeting minutes from March 
19, 2025  

 Chairman T. Roswick asked the commission if there were any requested alterations to 
the minutes from the March 19, 2025 meeting of the Planning and Zoning commission. 
There were no requested changes.  
 
K. Teehan moved, seconded by K. Anderson a Motion to Approve the Planning and 
Zoning Commission Meeting minutes from March 19, 2025. 
 
RESULT: Passed [Yes 4, No 0, Abstained 0] 
MOVER: Commissioner Kevin Teehan 
SECONDER: Commissioner Kevin Anderson 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Kevin Teehan 
NAYS: None 
ABSTAIN: None 
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 PUBLIC COMMENTARY  
 J. Holden arrived at 7:03 PM 

 
There was no public commentary.  

  

 OLD BUSINESS  
  
  

 PUBLIC HEARING - PZC-01-2025 - 446 Morris Avenue - Withdrawn  
 J. Marvin briefly reviewed the application of 446 Morris Avenue and stated that the 

Village received a letter requesting to withdraw the application. The commission had 
no comments or questions.  

  

 Close Public Hearing   
 K. Anderson moved, seconded by K. Teehan a Motion to Close Public Hearing PZC-01-

2025 
 
RESULT: Passed [Yes 5, No 0, Abstained 0] 
MOVER: Commissioner Kevin Anderson 
SECONDER: Commissioner Kevin Teehan 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin 

Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 NEW BUSINESS  
  
  

 Public Hearing - PZC2025-0013 - 1345 Armour Boulevard - Outdoor Storage Special 
Use Permit and Variations  

  
  

 Open Public Hearing   
 K. Garesche moved, seconded by K. Anderson a Motion to Open Public Hearing 

PZC2025-0013 
 
RESULT: Passed [Yes 5, No 0, Abstained 0] 
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MOVER: Commissioner Kerry Garesche 
SECONDER: Commissioner Kevin Anderson 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin 

Teehan 
NAYS: None 
ABSTAIN: None 
  

  

 Staff Presentation    
 J. Marvin reviewed the attached PowerPoint and gave a brief overview and history of 

the case. The petitioner is applying for 15 variations and a special use to permit an 
outdoor storage yard without a principal structure at 1345 Armour Boulevard, 
Mundelein, Illinois. 
 
K. Anderson questioned the special use granted in 2007. J. Marvin stated that it 
pertained to a proposed building but we were unable to double check. She further 
clarified that the 2021 outdoor storage yard granted was the first time it was allowed at 
the subject property.  
 
Chairman T. Roswick stated that he did request the minutes from the 2021 meeting 
granting the outdoor storage be supplied to the commissioners (they all received a 
copy) to refresh the commission on the specific details regarding the variation 
approval. C. Malec read aloud the minutes stating that the variation to allow an 
outdoor storage yard on lot 27 of the subject property was granted due to an undue 
hardship. There was a reference to COVID at the time the variation was approved. It 
was stated as part of the approval that paving and stormwater management would be 
a requirement. The 2021 approval was also approved due to a temporary parking 
agreement with an adjacent business as well as a building that was planned for the 
future on the property. The ordinance had no expiration date noted, and is still active 
until the property is improved further.  

  

 Petitioner Presentation   
 Andrew Field, Frank Dziadus Sr, and Frank Dziadus Jr of Midwest Masonry were sworn 

in to speak.  
 
Mr. Field spoke of the history of Midwest Masonry and the changes of the masonry 
industry overall. He gave business hardships of the loss of their prior storage yard and 
the difficulty with finding a new location for storing their business equipment. He 
compared the current storage use to other storage yards with gravel lots located within 
the Village. He stated that moving the equipment would create a financial hardship for 
the business.  
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Mr. Dziadus Sr. spoke on his history with the Village and the multitude of projects they 
have done to support the Village of Mundelein.  
 
Chairman T. Roswick asked if they had reviewed the standards for granting a variation 
as the hardships brought up by the petitioner were all financial hardships and not 
zoning hardships.  
 
C. Malec read the standards for granting a variation out loud to refresh the petitioners 
on the requirements.  
 
Chairman T. Roswick asked the petitioner if he had any land-based hardships that they 
are requesting relief from the zoning code as all the hardships mentioned up to this 
point where financial and business hardships. He further explained the process of the 
zoning hearings and that relief from meeting Village Codes requires specific justified 
land-based requirements and that the submitted application does not yet meet the 
criteria for relief.  
 
J. Marvin reviewed the standards provided with the application that was submitted in 
August of 2024. 
 
K. Garesche requested examples of what a land-based hardship might be to give the 
petitioner an idea of what might be needed for the application to move forward. C. 
Malec gave an example of a past case where someone wanted to build a new single-
family home on a vacant parcel in a neighborhood. There is a code requirement for a 
two-car garage for new single-family homes, but because of the topography and a 
mature tree there was no feasible way to fit a two-car garage. The hardship for the 
subject property would need to apply to anybody trying to use that property.  
 
Mr. Field stated that when they came for the original variation in 2021 it didn't seem to 
be as difficult as the current process. Chairman T. Roswick stated that the hardship 
presented previously was in part due to covid. The storage of vehicles was primarily on 
job-sites, but because of COVID there were no job sites temporarily. The framework by 
which the hardship was evaluated and granted is different from what it is today. He 
also stated that the code requirements, particularly regarding stormwater have 
become apparent.  
 
C. Malec reminded the commission that we cannot grant relief from the Lake County 
Watershed Development Ordinance. Any conditions to variations would need to 
comply with the ordinance. K. Anderson stated that per the Village Engineer - 
Mundelein is allowed to self-regulate this ordinance. But non-compliance can risk 
allowing the Village to do this - which would affect all residents of Mundelein. C. Malec 
clarified that the existing storage yard with gravel base that was approved in 2021 is 
currently in violation of the Watershed Development Ordinance and needs to be 
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corrected. The original agreement was a temporary relief until RISE constructed the 
parking lot or terminated the lease. The property has been in violation of the 
Watershed Development Ordinance since RISE vacated.  
 
K. Garesche inquired if the petitioner came forward of their own volition or if they are 
in the process of a code violation that they are looking to correct. The petitioner stated 
that they are here to correct the code violation brought up on the property. C. Malec 
noted some of the properties within the Village that the petitioner brought up as non-
complying gravel storage lots. She clarified some of the details of the selected lots. One 
was a temporary lot being utilized by the Village, some were unincorporated, and 
others were known issues.  
 
Mr. Field gave more details on the business hardships and the prior agreement with 
RISE for parking on one of the lots.  
  

  

 Public Commentary  
 Chairman T. Roswick opened the floor to public commentary.  

 
There was no public commentary.  
 
Chairman T. Roswick closed the floor to public commentary.  

  

 Commission Discussion   
 J. Holden felt there was more information needed from the petitioner in order to make 

a decision. K. Anderson agreed.  
 
K. Garesche discussed the stormwater issue as this was Lake County's requirement. She 
stated she was in support of a continuance to allow the petitioner time to research this 
requirement as the zoning commission could not override this requirement.  
 
K. Teehan stated that the petitioner could attempt to relocate all equipment to lot 27 
so they can comply with the prior agreement until the application moves forward.  

  

 Continue Public Hearing   
 J. Holden moved, seconded by K. Garesche a Motion to Continue Public Hearing 

PZ2025-0011 to June 4, 2025 at the Mundelein Village Hall at 300 Plaza Circle at 7:00 
PM.  
 
RESULT: Passed [Yes 5, No 0, Abstained 0] 
MOVER: Commissioner Jennifer Holden 
SECONDER: Commissioner Kerry Garesche 
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AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin 
Teehan 

NAYS: None 
ABSTAIN: None 
  

  

 QUESTIONS AND COMMENTS  
 There were no further questions and comments.  
  

 ADJOURNMENT  
 K. Garesche moved, seconded by K. Anderson, a Motion to Adjourn the Planning and 

Zoning Commission Meeting of April 16, 2025. 
 
RESULT: Passed [Yes 5, No 0, Abstained 0] 
MOVER: Commissioner Kerry Garesche 
SECONDER: Commissioner Kevin Anderson 
AYES: Terry Roswick, Kevin Anderson, Kerry Garesche, Jennifer Holden, Kevin 

Teehan 
NAYS: None 
ABSTAIN: None 
 
Meeting adjourned at 8:56 PM 
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To: Commission Members 

From: Jessica Marvin, Associate Planner 

For: Planning and Zoning Commission Meeting of May 7, 2025 

Subject: Public Hearing - PZC2025-0012 - 416 University Drive - Mundelein Seminary Cell 
Tower  

 
Attachments: 
1. Location Map 
2. Certificate of Publication 
3. Petitioner’s Packet - Application and Attachments 
4. Petitioner’s Packet - RF Study 
5. Petitioner’s Packet - Tower Fall Zone Letter 
6. Outreach Emails to IDOT and CN  
 
Background: 
Verizon Wireless previously operated a wireless telecommunications antenna on a water tower 
located on the Mundelein Seminary property, which provided cellular service to the surrounding 
community. In 2023, the Seminary notified Verizon Wireless that the water tower would be 
decommissioned. As a result, the antenna was removed, leading to a reduction in coverage in the 
area. To address this gap, Verizon Wireless is proposing to install a “monopine” telecommunications 
tower and facility near the former water tower site (see diagram below). A “monopine” tower is a 
telecommunications monopole that resembles a pine tree, which was requested by the Mundelein 
Seminary as an alternative to a standard monopole. The proposed installation is intended to restore 
coverage levels comparable to those previously provided by the antenna on the former water tower. 
  
In the interim while Verizon Wireless pursues zoning approval to install a permanent monopine 
wireless telecommunications tower, they have installed a temporary tower in the parking lot north of 
the former water tower to maintain consistent coverage. 
  
The Petitioner has provided the following documentation within their packet for review (in 
sequential order): 

• Completed Special Use and Variation Application 
• Standards for Granting a Variation 
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• Standards for Granting a Special Use 
• Overall Site Plan with Fall Zone Setback 
• Engineering Drawings 
• Maintenance Plan and Owners with real Property Record Interested Letter 
• Lease Agreement  
• Photo Simulations 
• Pre and Post Simulations 
• RF Study 
• Structural Engineer’s “Fall Letter” – Likely Conditions if Monopole Fails 
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Zoning Requests – Please note that the Petitioner has included responses to the Standards for each 
of their zoning requests within the Petitioner’s Packet. 

1. Special Use (Section 20.40.020) 

New Wireless Telecommunications Towers and Facilities are a Special Use in all zoning districts. The 
Petitioner is requesting a Special Use Permit to construct a new tower and facility. 
  
2. Variation - Fall Zone Setback (Section 20.48.040(QQ)(3)(a)) 
The Zoning Ordinance requires a fall zone setback around any wireless telecommunications tower 
equal to 125% of the height of the tower. The fall zone cannotinclude: 

• Public right-of-way 
• Any property owned or leased by anyone other than the applicant 
• Any structure other than an associated wireless telecommunications facility (including 

structures owned by the applicant) 

 
The Petitioner is requesting a variation from the fall zone setback requirement. The tower is 145’ tall, 
and therefore has a fall zone setback with a 181-foot radius (see diagram below). The tower is 
located on Mundelein Seminary property, but the 181’ fall zone encroaches onto the Route 45 right-
of-way (IDOT) and private property to the west (Canadian National Railway), and overlays over two 
of the Seminary’s existing structures.   
 
The Petitioner is proposing that the fall zone setback for the monopine tower be reduced from a 181’ 
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radius to a 55’ radius to eliminate the encroachments. They have provided a “Fall Letter” from a 
licensed structural engineer stating that the monopine would buckle at the location of the highest 
combined stress ratio within the shaft. This failure would likely cause the structure to lean and 
remain in a permanently deformed condition. The structural engineer states that because of the way 
the monopine would fail, a fall zone radius of less than 55’ at ground level would be sufficient. 
 

 
 
3. Variation – Reduced Fall Zone Setback Without the Required Written and Notarized 
Authorization from all Adjoining Property Owners (Section 20.48.040(QQ)(3)(b)) 
The Zoning Ordinance requires written and notarized approval from all adjoining property owners for 
a proposed reduction in the fall zone setback. The Petitioner was advised that the code would 
require that the Illinois Department of Transportation (IDOT) and Canadian National Railway (CN) 
provide written and notarized approval to decrease the fall zone setback, as both entities maintain 
right-of-way near the proposed project site.  
 
The Petitioner reached out to both IDOT and CN on May 16, 2024 in a good faith effort to obtain 
approvals:   
 

A. Canadian National Response: Communication with Kevin Donahue with CN was established 
promptly via email. Mr. Donahue indicated via email that CN had no objection to the proposed 
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reduction in the fall zone setback; however, CN did not acknowledge the request for notarized 
approval.  
  
B. Illinois Department of Transportation Response: The Petitioner made multiple attempts to 
obtain a response from IDOT, including repeated follow-up emails over a five-month period. On 
October 16, 2024, the Petitioner informed Village staff that a response from IDOT did not appear 
to be forthcoming and proceeded to file a variation request from this requirement. 

 
The Petitioner also advised IDOT in writing that, in the event of a catastrophic failure, the 
proposed monopine structure would not impact Route 45, which is situated approximately 90 feet 
west of the proposed tower location. 

 
4. Variation – Maximum Height (Section 20.48.040(QQ)(4)) 
The maximum height for wireless telecommunications towers is 100’, and the Zoning Ordinance is 
specific that the height includes all attachments such as antennas, lightning rods, arrays, etc. The 
Petitioner is requesting a variation because the proposed height is 145’, which includes a 5’ lighting 
rod at the top of the tower. The Petitioner stated that the former water tower was 135’ in height, 
with the Verizon Wireless antenna located at 130’. Due to a 20-foot decrease in elevation between 
the former water tower site and the proposed location, the antenna would effectively be positioned 
20’ lower than it was previously if the same height were maintained. The Petitioner stated that in 
order to maintain the same cellular service provided with the previous antenna the proposed tower 
would need to be a minimum of 135’. 
 

 
A view from the northwest looking southeast within Mundelein Seminary. 
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A wiew from the southwest looking northeast on Route 45. 
 
Comprehensive Plan 
The Comprehensive Plan does not address utility infrastructure or wireless telecommunications in a 
detailed fashion. However, it contains the following policy in the Community Facilities and Village 
Services chapter: “Provide reliable infrastructure to the residents and businesses within the 
community, including electricity (power and substation locations), water supply and distribution, 
sanitary sewers, and telecommunications.” The Comprehensive Plan also states a policy to 
“Coordinate and cooperate with other public agencies to maintain adequate and appropriate sites 
and facilities for the provision of public services.” 
  
Staff Comments 
No comments were received by staff.  
  
Public Comments 
No comments were received by the public. 
  
Analysis 
Staff is in support of the Seminary’s request for a Special Use and (3) variations related to the 
proposed wireless telecommunications tower and facility at 416 University Drive, and provides the 
following notes for consideration: 

• Special Use. The proposed wireless telecommunications tower has been demonstrated by the 
applicant as a public infrastructure that is needed to restore coverage levels to comparable 
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levels previously provided by the antenna on the former water tower. The proposed 
monopine tower is located within a wooded area and features a stealth design intended to 
minimize its visual impact on neighboring properties with a clear view of the structure. The 
tower is located 330 feet away from the nearest residential property. 

• Variation – Fall Zone Setback. The Mundelein Seminary is a uniquely large, wooded property. 
The parcel on which the proposed monopine tower is located is approximately 290 acres, not 
including other parcels owned by the Mundelein Seminary. The location of the proposed 
monopine tower would present difficulty in accommodating a full fall zone setback without 
encroaching onto surrounding properties, structures, or rights-of-way. In addition, Verizon 
Wireless has provided appropriate documentation demonstrating: 

(a) A network-based need for the height (which prescribes the fall zone setback); and 
(b) A Structural Engineer’s “Fall Letter” outlining the likely conditions if the monopole fails 
(a likely fall radius of less than 55’ at ground level).  

• Variation – Height. Verizon Wireless has provided appropriate documentation demonstrating 
a unique need for the tower height.   

 

• Variation – Approval from Adjoining Properties. The Petitioner received email approval from 
Canadian National Railway and has made repeated attempts over a five-month period to 
contact the Illinois Department of Transportation without receiving a response. The Petitioner 
has demonstrated and provided evidence of efforts to communicate with both entities. 
Additionally, the IDOT right-of-way is located approximately 90 feet west of the proposed 
tower location, which is outside of the proposed 55’ fall zone in the unlikely event that the 
tower fails. 

  
 
Recommendation: 
Staff provides the following motions for the Planning and Zoning Commission’s consideration: 

1. Motion to recommend approval/denial of a special use permit for a wireless 
telecommunications tower and facility in the Institutional Zoning District at 416 University 
Drive; 

2. Motion to recommend approval/denial of a variation from Section 20.48.040(QQ)(3)(a) 
granting relief from the fall zone setback requirements for a wireless telecommunications 
tower at 416 University Drive; 

3. Motion to recommend approval/denial of a variation from Section 20.48.040(QQ)(3)(b) 
granting relief from the fall zone setback written and notarized authorization for a wireless 
telecommunications tower at 416 University Drive; 

4. Motion to recommend approval/denial of a variation from Section 20.48.040(QQ)(4) granting 
relief from the maximum height requirements for a wireless telecommunications tower at 
416 University Drive. 
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Location Map: 416 University Drive 
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               CERTIFICATE OF PUBLICATION 
                                                                                                                        Paddock Publications, Inc. 

 

        Lake County 

                                                            Daily Herald 
 

 

       Corporation organized and existing under and by virtue of the laws of 

       the State of Illinois, DOES HEREBY CERTIFY that it is the publisher 

       of the Lake County DAILY HERALD. That said Lake County  

DAILY HERALD is a secular newspaper, published in Libertyville, Lake  

County, State of Illinois, and has been in general circulation daily throughout 

Lake County, continuously for more than 50 weeks prior to the first Publication 

of the attached notice, and a newspaper as defined by 715 ILCS 5/5.  

 

I further certify that the Lake County DAILY HERALD is a newspaper 

as defined in "an Act to revise the law in relation to notices" as amended  

in 1992 Illinois Compiled Statutes, Chapter 715, Act 5, Section 1 and 5.  

That a notice of which the annexed printed slip is a true copy,  

was published 04/22/2025 

in said Lake County DAILY HERALD. This notice was also placed on a 

statewide public notice website as required by 5 ILCS 5/2.1. 

 

 

 

       BY ______________________________________________ 

      Designee of the Publisher of the Daily Herald 

 

 

       Control # 287822 *LAKE* 
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property owners.
Variance to permit a wirelesss telecommunications tower without written and notarized authorization from all adjoining 

 20.48.040(QQ)(3)(b)
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STANDARDS FOR FALL ZONE SETBACK VARIANCE 

20.48.040(QQ)(3)(a), Fall Zone Setback, of the Village of Mundelein Zoning Ordinance, 

states in relevant part that a fall zone shall be constructed around any wireless telecommunications 

tower equal to one hundred twenty-five percent of the height of the tower. The fall zone shall not 

include public right-of-way…and may not contain any structure other than an associated wireless 

telecommunications facility.  

20.16.030(F), Approval Standards for Variations, of the Village of Mundelein Zoning ordinance, 

states in relevant part that 1. No variation from the provisions of this title shall be granted unless 

the zoning administrator, planning and zoning commission and village board makes specific 

written findings based on the standards imposed by this section. These standards are as follows: 

a. The strict application of the terms of this title will result in undue hardship.  

The proposed facility is designed to fill a coverage gap in the Verizon Wireless network 

that will occur when Verizon Wireless loses its existing site located on the soon to be demolished 

Archdiocese water tower.   Coverage gaps result in a substandard wireless signal, which, to the 

end user, means a dropped call or weak data connection.  At this location, the antennas and hence, 

the monopine tower, must be located at the proposed height to meet the current coverage provided 

by the Verizon Wireless water tower site.  The network operates on a “grid” system, whereby 

overlapping “cells” (geographic wireless coverage areas) mesh to form a continuous wireless 

network.  Locating the proposed tower in close proximity to the existing water tower and at a 

requisite height is essential to maintain the functionality of the Verizon Wireless network.  The 

hardship is created due to the nature of wireless technology, as the proposed site must be located 

close to the existing site at a viable location within a university campus.          

b. The plight of the owner is due to unique circumstances.  

The property owner’s situation is a result of the unique circumstance of the operation of 

wireless technology.  Indeed, the need to locate wireless antennas at a height necessary to receive 

and transmit signals has resulted in the owner’s plight.  Such hardship is a result of wireless 

technology and topography of the physical surroundings of the subject property, not anyone having 

an ownership interest in the property. The hardship arises out of the nature of the wireless 

technology and the need to locate antennas at a specific height and place in order to meet its 

coverage objective.  

c. The variation, if granted, will not alter the essential character of the locality.  

Given that DRA, carefully selected a site that minimizes the impact on surrounding 

property, the proposed monopine wireless communications facility will be compatible with the 

surrounding neighborhood and will not alter the essential character of the neighborhood.  The 

entire proposed wireless facility will be wholly contained on the existing property.  
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2. The zoning administrator, planning and zoning commission and village board, in making 

its findings, may inquire into the following evidentiary issues, as well as any others deemed 

appropriate:  

a. The particular physical surroundings, shape or topographical conditions of the specific 

property impose a particular hardship upon the owner, as distinguished from a mere 

inconvenience, if the strict letter of the regulations were to be carried out.  

The Village strongly encourages collocation for wireless antenna facilities wherever 

possible. For the reasons previously stated, this location serves as an excellent collocation 

opportunity for Verizon Wireless, but also for future wireless providers.  The nature of wireless 

technology and the challenges of placing the proposed tower at a location that does not impact a 

bustling university campus have created the hardship.   

b. The alleged difficulty or hardship has not been created by any person presently having a 

proprietary interest in the property in question.  

The hardship was not created by anyone with a proprietary interest in the property, but 

rather out of the nature of the wireless technology and the need to locate antennas at a specific 

height to properly function and at a location which does not impact university functions.  Such 

hardship is a result of wireless technology and topography of the physical surroundings of the 

subject property, not anyone having an ownership interest in the property. 

c. The granting of the variation will not be detrimental to the public welfare in the 

neighborhood in which the property is located.  

The proposed monopine tower will not have a substantial or undue adverse effect upon 

the surrounding neighborhood, the character of the area or be detrimental to the public health, 

safety, and general welfare. On the contrary, wireless communications technology provides vital 

communications in “911” and other emergency situations and is relied upon daily by residents, 

first responders and visitors to the area.  These services are an integral part of the community’s 

communications infrastructure and will promote the public health, safety, morals, comfort and 

general welfare.  

d. The proposed variation will not impair an adequate supply of light and air to adjacent 

property, substantially increase congestion in the public streets, increase the danger of fire, 

endanger the public safety or impair property values within the neighborhood.  

The proposed monopine tower will be constructed within a heavily wooded area, and 

since shaped like a tree, will not impair the light and air adjacent to the property.  No drainage, 

sanitation, refuse removal, parks, library or school services will be necessary for this facility. 

This site is entirely self-monitored and connects directly to a central office where sophisticated 

computers alert personnel to any equipment malfunction or breach of security. Existing police 
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and fire protection are more than adequate to provide security for this facility. As mentioned 

previously, wireless communications technology provides vital communications in “911” and 

other emergency situations and is used to promote efficient and effective personal, business and 

governmental communications. Upon completion of construction, maintenance personnel will 

visit the site approximately once or twice a month. Accordingly, there will be no impact to the 

existing traffic patterns nor will there be any traffic hazards or nuisances generated.  The remote, 

wooded location of the facility and the monopine design most certainly will not impair property 

values.    

e. The proposed variation is consistent with the spirit and intent of this title and village 

land use policies.  

The variance, if granted, would be in harmony with the Village of Mundelein Zoning 

Ordinance since it would be constructed at a suitable height to accommodate multiple wireless 

providers and thereby would limit the number of future towers needed to serve this area of the 

community.  The proposed wireless facility will not endanger the public health, safety or general 

welfare and enhances the convenience, comfort, safety and general welfare of the community.   

Approval of the facility would ensure access to reliable wireless telecommunications services in 

the Village while minimizing any adverse impact on the community due to its location in a 

heavily wooded area and non-residential zoning district.  Importantly, the monopine design 

further minimizes any adverse visual impact.  For these reasons, the proposed antenna facility is 

consistent with the spirit and intent of the Mundelein Zoning Ordinance.  

f. The value of the property in question will be substantially reduced if permitted to be used 

only under the conditions allowed by the regulations governing the district in which it is 

located.  

Due to the nature of wireless technology, the need for the tower height is to bring improved 

wireless coverage to the university campus and the surrounding community.  The hardship is 

created due to the nature of wireless technology, as the proposed site must be located close to the 

existing site and this location represented the most feasible location given the use of the university 

property. Poor or no wireless service in a geographic area negatively impacts the lives of those 

who reside, conduct business or visit the area.  In turn, with estimates of over 70 percent of 

households and even a great many businesses without landlines, the lack of adequate wireless 

service is not only an inconvenience, but a potential safety concern that could impact the lives of 

those in the geographic area.  The requested variance is the best option for maintaining adequate 

wireless service to residents, businesses and visitors to this area of Mundelein.    
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STANDARDS FOR FALL ZONE SETBACK VARIANCE 

20.48.040(QQ)(3)(a), Fall Zone Setback, of the Village of Mundelein Zoning Ordinance, 

states in relevant part that “Such reduction in the fall zone setback shall require submission of 

a written instrument signed by all adjoining property owners and duly notarized, agreeing 

to such modification.”   

20.16.030(F), Approval Standards for Variations, of the Village of Mundelein Zoning 

ordinance, states in relevant part that 1. No variation from the provisions of this title shall be 

granted unless the zoning administrator, planning and zoning commission and village 

board makes specific written findings based on the standards imposed by this section. 

These standards are as follows: 

a. The strict application of the terms of this title will result in undue hardship.  

The proposed facility is designed to fill a coverage gap in Verizon’s network that will occur 

when Verizon loses its existing temporary site on the Archdiocese property.   Coverage gaps result 

in a substandard wireless signal, which, to the end user, means a dropped call or weak data 

connection.  At this location, the antennas and hence, the tower, must be located at the proposed 

height to meet the previous coverage that was provided with Verizon’s antennas on the water 

tower.  The network operates on a “grid” system, whereby overlapping “cells” (geographic 

wireless coverage areas) mesh to form a continuous wireless network.  Locating the proposed 

monopine tower in close proximity to the former water tower location is essential to maintain the 

functionality of Verizon’s network.  The hardship is created due to the nature of wireless 

technology, as the proposed site must be located close to the existing site at a viable location on 

the university campus.  The applicant has been unable to obtain written, notarized responses from 

the two property owners within the fall zone setback, despite repeated verbal and electronic 

outreach to the two adjacent property owners over more than 6 months.        

b. The plight of the owner is due to unique circumstances.  

The property owner’s situation is a result of the unique circumstance of the operation of 

wireless technology.  Indeed, the need to locate wireless antennas at a height necessary to receive 

and transmit signals has resulted in the owner’s plight.  Such hardship is a result of wireless 

technology and the physical surroundings of the university property, not anyone having an 

ownership interest in the property. The hardship does not arise out of a personal situation, but 

rather out of the nature of the wireless technology and the need to locate the tower at a location 

that does not adversely impact university operations.   

c. The variation, if granted, will not alter the essential character of the locality.  

Given that the site is surrounded by mature trees and a monopine style tower is proposed,  

the proposed wireless communications facility will be compatible with the surrounding 

neighborhood and will not alter the essential character of the neighborhood.   
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2. The zoning administrator, planning and zoning commission and village board, in making 

its findings, may inquire into the following evidentiary issues, as well as any others deemed 

appropriate:  

a. The particular physical surroundings, shape or topographical conditions of the specific 

property impose a particular hardship upon the owner, as distinguished from a mere 

inconvenience, if the strict letter of the regulations were to be carried out.  

Given that the tower must be located in close proximity to the former water tower location, 

at an adequate height and the antenna facility must not adversely impact the functions of the 

university, there is no doubt that the particular physical surroundings and shape of the property 

create a hardship if the strict letter of the regulations were to be carried out.  Indeed, the nature of 

wireless technology and the challenges of placing the proposed tower at a location that does not 

impact a bustling university campus have created the hardship.   

b. The alleged difficulty or hardship has not been created by any person presently having a 

proprietary interest in the property in question.  

The hardship does not arise out of a personal situation, but rather out of the nature of the 

wireless technology and the need to place its antennas at a specific height and location in order to 

meet coverage needs. Such hardship is a result of wireless technology and the campus physical 

surroundings, not anyone having a proprietary interest in the property. 

c. The granting of the variation will not be detrimental to the public welfare in the 

neighborhood in which the property is located.  

Granting the subject variation to allow the proposed monopine tower at the proposed 

location will not be detrimental to the public welfare in the neighborhood in which property is 

located, the character of the area or be detrimental to public health and safety.  On the contrary, 

wireless communications technology provides vital communications in “911” and other 

emergency situations and is relied upon daily by residents, first responders and visitors to the 

area.  These services are an integral part of the community’s communications infrastructure and 

will promote the public health, safety, morals, comfort and general welfare.  

d. The proposed variation will not impair an adequate supply of light and air to adjacent 

property, substantially increase congestion in the public streets, increase the danger of fire, 

endanger the public safety or impair property values within the neighborhood.  

Granting the subject variation will not impair the light and air adjacent to the property.   

This site is entirely self-monitored and connects directly to a central office where computers alert 

personnel to any equipment malfunction or breach of security. Existing police and fire protection 

are more than adequate to provide security for this facility. As mentioned previously, wireless 

communications technology provides vital “911” communications and is used to promote 
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efficient and effective personal, business and first responder communications. These services 

have become established and accepted as an integral part of the nation’s communications 

infrastructure and promote the public health, safety, morals, comfort and general welfare. In 

addition, the site will be unstaffed and upon completion of construction, maintenance personnel 

will visit the site approximately once a month. Accordingly, there will be no impact to the 

existing traffic patterns nor will there be any traffic hazards or nuisances generated.  The remote, 

wooded location of the facility and the monopine design will not impair property values. 

e. The proposed variation is consistent with the spirit and intent of this title and village 

land use policies.  

 The subject variation, if granted, would be in harmony with the Village of Mundelein 

Zoning Ordinance since it would allow a communication tower to be constructed at a suitable 

height to maintain vital Verizon wireless service.  Moreover, the proposed site will be designed 

to accommodate multiple wireless providers and thereby would limit the number of future towers 

needed to serve this area of the community. The proposed facility meets all other provisions of 

this ordinance and, therefore will be in harmony with the provisions thereof and with the general 

purpose and intent of this chapter 

f. The value of the property in question will be substantially reduced if permitted to be used 

only under the conditions allowed by the regulations governing the district in which it is 

located.  

 Due to the nature of wireless technology, university operations and design, the requested 

location and tower height are needed in order to maintain the previous level of wireless service to 

the university and surrounding community.  Undoubtedly, poor or no wireless service to the 

university property would have a negative impact on university operations and the value of the 

property with the tower leasehold is greater than without it.  Though difficult to calculate in an 

economic sense, with estimates of over 70 percent of households and a great many businesses 

without landlines, adequate wireless service is an enhancement to the value of the subject 

property and also the surrounding area.     
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STANDARDS FOR HEIGHT VARIANCE 

20.48.040(QQ)(4), Height, of the Village of Mundelein Zoning Ordinance, states in relevant part 

that the maximum height of a wireless telecommunications tower shall be one hundred feet, 

including all attachments (antennas, lightning rods, arrays, etc). A special use application for 

approval of a wireless telecommunications tower shall demonstrate that the tower does not 

exceed the minimum height requirement necessary to function satisfactorily… as part of the 

special use approval, a tower may exceed the maximum height if the village find that the 

exception is necessary for colocation purposes. 

20.16.030(F), Approval Standards for Variations, of the Village of Mundelein Zoning ordinance, 

states in relevant part that 1. No variation from the provisions of this title shall be granted unless 

the zoning administrator, planning and zoning commission and village board makes specific 

written findings based on the standards imposed by this section. These standards are as follows: 

a. The strict application of the terms of this title will result in undue hardship.  

The proposed facility is designed to fill a coverage gap in Verizon’s network that will occur 

when Verizon Wireless loses its existing site on the Archdiocese water tower.   Coverage gaps 

result in a substandard wireless signal, which, to the end user, means a dropped call or weak data 

connection.  At this location, the antennas and hence, the tower, must be located at  the proposed 

height to achieve the current coverage that is provided from the Verizon Wireless antenna facility 

located on the water tower.  The network operates on a “grid” system, whereby overlapping “cells” 

(geographic wireless coverage areas) mesh to form a continuous wireless network.  Locating the 

proposed monopine tower in close proximity to the existing water tower is essential to maintain 

the functionality of the Verizon Wireless network due to the nature of the wireless grid network.  

The hardship is created due to the nature of wireless technology, as the requested additional height 

is needed for Verizon Wireless to maintain its current level of wireless service to the Mundelein 

community.  This is supported in the accompanying propagation maps that the Verizon radio 

frequency engineer prepared.      

b. The plight of the owner is due to unique circumstances.  

   

The property owner’s situation is a result of the unique circumstance of the operation of 

wireless technology.  Indeed, the need to locate wireless antennas at a height necessary to receive 

and transmit signals has resulted in the owner’s plight.  Such hardship is a result of wireless 

technology and topography of the physical surroundings of the subject property, not anyone having 

an ownership interest in the property. The hardship does not arise out of a personal situation, but 

rather out of the nature of the wireless technology and the need to locate antennas at a specific 

height and place in order to meet its coverage objective.  

c. The variation, if granted, will not alter the essential character of the locality.  

Page 30 of 175



DRA carefully selected a site that minimized the impact on surrounding property, and 

designed a camouflaged monopine style tower that will be compatible with the surrounding 

neighborhood and will not alter the essential character of the neighborhood.  The entire proposed 

wireless facility will be wholly contained on the existing property. Due to the site selection in a 

heavily wooded area and the camouflage tower design, the proposed wireless facility installation 

will not have an adverse impact on the surrounding property values within the neighborhood.  

 

2. The zoning administrator, planning and zoning commission and village board, in making 

its findings, may inquire into the following evidentiary issues, as well as any others deemed 

appropriate:  

a. The particular physical surroundings, shape or topographical conditions of the specific 

property impose a particular hardship upon the owner, as distinguished from a mere 

inconvenience, if the strict letter of the regulations were to be carried out.  

The Village strongly encourages collocation for wireless antenna facilities wherever 

possible. This location serves as an excellent collocation opportunity for future carriers, but only 

when the monopine tower is at the proposed height due to the heavily wooded, mature trees that 

surround the campus. The hardship does not arise out of a personal situation, but rather out of the 

nature of the wireless industry and the need to locate its antennas at a specific height and place in 

order to meet its coverage standards. 

b. The alleged difficulty or hardship has not been created by any person presently having a 

proprietary interest in the property in question.  

The hardship does not arise out of a personal situation, but rather out of the nature of the 

wireless technology and the need to locate its antennas at a specific height and place in order to 

meet its existing coverage standards. Such hardship is a result of wireless technology and 

topography of the physical surroundings of the subject property, not anyone having an ownership 

interest in the property. 

c. The granting of the variation will not be detrimental to the public welfare in the 

neighborhood in which the property is located.  

The Proposed Facility will not have a substantial or undue adverse effect upon the 

adjacent property, the character of the area or be detrimental to the public health, safety, and 

general welfare. On the contrary, wireless communications technology provides vital 

communications in “911” and other emergency situations and is used to promote efficient and 

effective personal, business and governmental communications. These services have become 

established and accepted as an integral part of the village’s communications infrastructure and 

promotes the public health, safety, morals, comfort and general welfare.  
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d. The proposed variation will not impair an adequate supply of light and air to adjacent 

property, substantially increase congestion in the public streets, increase the danger of fire, 

endanger the public safety or impair property values within the neighborhood.  

The proposed monopine tower will be constructed within a heavily wooded area and 

since shaped like a tree, will not impair the light and air adjacent to the property.  No drainage, 

sanitation, refuse removal, parks, library or school services will be necessary for this facility. 

This site is entirely self-monitored and connects directly to a central office where sophisticated 

computers alert personnel to any equipment malfunction or breach of security. Existing police 

and fire protection are more than adequate to provide security for this facility. As mentioned 

previously, wireless communications technology provides vital communications in “911” and 

other emergency situations and is used to promote efficient and effective personal, business and 

governmental communications. Upon completion of construction, maintenance personnel will 

visit the site approximately once or twice a month. Accordingly, there will be no impact to the 

existing traffic patterns nor will there be any traffic hazards or nuisances generated.  The remote, 

wooded location of the facility and the monopine design most certainly will not impair property 

values.    

e. The proposed variation is consistent with the spirit and intent of this title and village 

land use policies.  

  The variance, if granted, would be in harmony with the Village of Mundelein 

Zoning Ordinance since it would be constructed at a suitable height to accommodate multiple 

wireless providers and thereby would limit the number of future towers needed to serve this area 

of the community.  The proposed wireless facility will not endanger the public health, safety or 

general welfare and enhances the convenience, comfort, safety and general welfare of the 

community.  Approval of the facility would ensure access to reliable wireless 

telecommunications services in the Village while minimizing any adverse impact on the 

community due to its location in a heavily wooded area and non-residential zoning district.  

Importantly, the monopine design further minimizes any adverse visual impact.  For these 

reasons, the proposed antenna facility is consistent with the spirit and intent of the Mundelein 

Zoning Ordinance.  

 

f. The value of the property in question will be substantially reduced if permitted to be used 

only under the conditions allowed by the regulations governing the district in which it is 

located.  

Due to the nature of wireless technology, the purpose of the Height Variance is to bring 

improved wireless coverage to the university campus and the surrounding community.  Poor or 

no wireless service in a geographic area negatively impacts the lives of those who reside, 

conduct business or visit the area.  In turn, with estimates of over 70 percent of households and 

even a great many businesses without landlines, the lack of adequate wireless service is not only 

an inconvenience, but a potential safety concern that could impact the lives of those in the 
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geographic area.  The requested variance is the best option for maintaining adequate wireless 

service to residents, businesses and visitors to this area of Mundelein.    
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STANDARDS FOR SPECIAL USE 

 

 

20.44.020 Permitted and special uses, Table 20.44-1 Special Purpose Zoning Districts Permitted and 

Special Uses, of the Village of Mundelein Zoning Ordinance states in relevant part that Wireless 

Communications Tower is a special use in the Institutional District.  

20.48.040(QQ)(9)(a), Additional Standards for Wireless Communications Towers, of the Village of 

Mundelein Zoning Ordinance states in relevant part that Wireless telecommunications towers shall be a special 

use in all districts.  

20.16.040(E), Approval Standards for Special Uses, of the Village of Mundelein Zoning Ordinance, 

states in relevant part that no special use shall be recommended for approval by the planning and zoning 

commission and approved by the village board unless it has made findings, based upon the evidence presented 

at the public hearing, to support each of the following conclusions: 

 

1. The establishment, maintenance and operation of the special use in the specific location proposed will 

not endanger the public health, safety or general welfare of any portion of the community.  

 

Wireless technology provides convenient, reliable, every day communications to its users in your community 

and does not interfere with any other form of communication, whether public or private. Importantly, wireless 

technology affords vital communications in emergency situations and will commonly be used by residents, 

visitors to Mundelein and emergency personnel to protect the general public’s health, safety and welfare.  

Indeed, wireless telephone technology provides many benefits that contribute to the general welfare of the 

communities it serves. These services include, but are not limited to, the following:  

• 911 program allowing wireless users to summon aid and report dangerous situations. 

• Support for emergency services by providing wireless communications to paramedics, firefighters, and 

law enforcement agencies.  

• The ability to transmit data allowing for immediate access to vital information.  

• A backup system to the landline system in the event of a natural or man-made disaster. 

• Immediate access to national hazardous material data bases from the site of a hazardous material spill.  

• Immediate communication capabilities outside of the home, enhancing the safety of residents by allowing 

immediate access to emergency assistance. 

• Support for the lives of people in the village reducing stress and increasing productivity.  

With the proposed removal of the existing Archdiocese water tank that currently allows Verizon to 

collocate its antennas to serve the Mundelein community, the proposed monopine tower is necessary to allow 

Verizon to continue to provide service to this area of the Mundelein community. Quality wireless technology, 

including voice and data networks, is integral to virtually every local business, resident, and visitor to 

Mundelein and most certainly promotes the public health, safety, morals, comfort and general welfare.   

 

2. The proposed special use is compatible with adjacent properties and other property within the 

immediate vicinity of the special use.  
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 Verizon has been sensitive in selecting a site location that will minimize the impact on adjacent 

property.  Moreover, Verizon selected a monopine style tower that visually blends in with the surrounding 

mature tree line so as to minimize visual impact on the surrounding area.  Though the ground area of the site is 

only visible from the university campus property, the proposed ground design around the base of the tower 

will include a stackwall concrete fence that will screen all ground equipment at street level from view.  The 

wooded site location, camouflaged tower design and planned removal of the existing Archdiocese water 

tower, certainly supports the position that the overall proposal is compatible with adjacent property within the 

immediate vicinity of the monopine tower.   

 

3. The special use in the specific location proposed is consistent with the spirit and intent of this 

Ordinance and the Village land use policies.  

 

The proposed wireless communication tower is in harmony with the Mundelein Zoning Use Standards 

found at Section 20.48.040 (KK) 1a-e applicable to Wireless Telecommunications Towers.  As explained in 

Special Use Standard 1 above, the proposed wireless facility will not endanger the public health, safety or 

general welfare and enhances the convenience, comfort, safety and general welfare of the community.   

Approval of the facility would ensure access to reliable wireless telecommunications services in the Village 

while minimizing any adverse impact on the community due to its location in a heavily wooded area and non-

residential zoning district.  Importantly, the monopine design further minimizes any adverse visual impact 

while also being designed to accommodate three wireless carriers to help foster future collocation 

opportunities on one structure.  For these reasons, the proposed antenna facility is consistent with the spirit 

and intent of the Mundelein Zoning Ordinance.  

 

4. The special use conforms to the applicable regulations of the zoning district in which it is to be 

located.  

 The proposed facility conforms to the Institutional District purpose of accommodating governmental, 

educational and cultural facilities located within the village.  Indeed, the proposed facility will, in fact, 

improve the quality of life for the residents, visitors and persons doing business at the university and the 

surrounding area of Mundelein for reasons stated within this application. This type of monopine installation 

not only meets the demand for wireless communications in the area, but it also maintains the aesthetics of the 

community. The proposed facility complies with all additional Institutional District regulations.    
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343 S. Kirkwood Road #5, Box# 220130, Kirkwood, MO 63122 
Ph: 314-496-7706 | Em: moliver@dolanrealtyadvisors.com 

Verizon Site Name:  RT. 45 & 176 RELO 

 

 

January 22, 2024 

 

Village of Mundelein  

Planning Department 

300 Plaza Circle 

Mundelein, IL 60060 

  

RE:  Letter of Explanation   

[Maintenance Plan and Owners with Real Property Recorded Interest] 

Site Address: 416 University Dr., Mundelein, IL 60060 

 

Dear Planning Department: 

 

DRA Properties, LLC is constructing a 145’ monopine structure that complies with 

regulations and all other requirements and conditions of the Village of Mundelein. The 

proposed monopine is replacing the antennas from the water tank and will maintain 

coverage/capacity on street level and in the residential areas along US 45 (Lake St) and 

Maple Ave. 

 

Traffic to the site for maintenance services will be approximately every 6 months to clean 

the site. This will ensure long term maintenance and keeping the area free of debris and 

immediate removal of graffiti.   

  

The structure is designed to blend into the landscape of the property.  The ground 

equipment will be concealed behind a six (6’) tall “stack-wall” concrete fence as described 

in the lease exhibit/drawings.  

 
Interested Owners:  
 

• Tower Owner: DRA Properties, LLC, 343 S. Kirkwood Rd., Ste. #5, Box 220130, Kirkwood, 
MO 63122  

• Tenant: Chicago SMSA Limited Partnership d/b/a Verizon Wireless, One Verizon Way, Mail 
Stop, 4AW100, Basking Ridge, New Jersey 07920 

 

Respectfully, 

 

Margie Oliver 

Project Manager 
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RT 45 & 176 RELO
View from Northwest looking Southeast

AFTER

BEFORE

600 Busse Highway, Park Ridge, IL 60068
Phone: 847.698.6400 Fax: 847.698.6401

TCG#: 170-038

NOTE: THIS PHOTO SIMULATION IS
A VISUAL INTERPRETATION OF
THE PROPOSED DESIGN. FINAL
CONSTRUCTION MAY DIFFER
FROM WHAT IS PRESENTED HERE.

PROPOSED ANTENNA TOWER
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View from Southwest looking Northeast

AFTER

BEFORE

NOTE: THIS PHOTO SIMULATION IS
A VISUAL INTERPRETATION OF
THE PROPOSED DESIGN. FINAL
CONSTRUCTION MAY DIFFER
FROM WHAT IS PRESENTED HERE.

RT 45 & 176 RELO

600 Busse Highway, Park Ridge, IL 60068
Phone: 847.698.6400 Fax: 847.698.6401

TCG#: 170-038

PROPOSED ANTENNA TOWER
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RT45 & 176 RELO

Pre & Post Simulations
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Without Proposed RT45 & 176 RELO

Proposed new site
location
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With Proposed RT45 & 176 RELO

Proposed new site
location
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Original RT45 & 176 Location (Water Tank)

Proposed new site
location
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Summary

• The proposed site at 135’ will replace the water tank and maintain coverage/capacity on street level and in the residential 
areas along US 45 (Lake St) and Maple Ave.

• However, with the loss of 10’ from the original site location at the water tank we will see a marginal impact on existing 
“Reliable In-Residence” coverage near the cell edge in some areas.

• The proposed site location will maintain street and inbuilding coverage for the following areas:

• University of Saint Mary of the Lake

• North Midlothian Road 

• Mundelein High School

• Mundelein Fire Department

• Fremont Public Library

• Mechanics Grove Elementary School

• Retail and Commercial Businesses along Lake St, Maple Ave and North Midlothian Rd

The primary objective of this site is to provide and maintain:

1. Reliable coverage and capacity in the northeast area of Mundelein.

2. Reliable coverage for E-911 calls .
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Alternative Location (42.28750, -87.99638)

The existing Guyed Wire Tower located  ~0.6 miles 
NE of our existing site is not a viable alternative 
location for VZW network needs.   

• Moving our site to the Guyed Wire Tower location 
will create a coverage gap to the South East and 
create un -reliable “In-Residence” and “In-Vehicle” 
Coverage which will require another site to fill in
the coverage gap.   
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RT45 & 176 RELO

Pre & Post Simulations
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Without Proposed RT45 & 176 RELO

Proposed new site

location
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With Proposed RT45 & 176 RELO - 100

Proposed new site

location

Page 83 of 175



Verizon confidential and proprietary. Unauthorized disclosure, reproduction or other use prohibited. 4

With Proposed RT45 & 176 RELO - 110

Proposed new site

location
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With Proposed RT45 & 176 RELO - 120

Proposed new site

location
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With Proposed RT45 & 176 RELO - 130

Proposed new site

location
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With Proposed RT45 & 176 RELO - 135

Proposed new site

location
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Original RT45 & 176 Location (Water Tank)

Proposed new site

location
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Summary

The proposed wireless facility at a 135’ centerline is critical for maintaining consistent coverage and capacity in the 

northeast area of Mundelein.  It is intended to replace the previous installation on the water tank and ensure continuity of 

service, particularly for essential in-building and street-level coverage.  Propagation analysis indicates a significant 

reduction in coverage between the original water tank site and the new proposed location.

Coverage modeling was conducted at multiple elevation levels (100’, 110’, 120’, 130’, and 135’) to evaluate performance. 

Based on this analysis, 135’ is the lowest elevation that provides the necessary balance of coverage and capacity—

particularly for reliable in-residence service and public safety communications.  Elevations below 135’ show increasing 

signal degradation, especially near the cell edge and in areas impacted by foliage, terrain, or structural obstructions.

At 135’, the proposed site will continue to support reliable street-level and in-building coverage for the following key 

areas:

• University of Saint Mary of the Lake

• North Midlothian Road

• Mundelein High School

• Mundelein Fire Department

• Fremont Public Library

• Mechanics Grove Elementary School

• Retail and commercial areas along Lake St, Maple Ave, and North Midlothian Rd

Although the proposed site is approximately 20’ lower than the previous tank location, 135’ remains the minimum viable 

height to provide reliable in-residence coverage, meet E-911 reliability standards, and maintain service quality across 

residential, educational, and commercial zones.
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1 Certification 
 
This report, prepared by Telecom Technology Services, Inc. for Verizon, is intended to 
document compliance and evaluate power density levels as outlined in the report. The 
computations, analysis, and resulting report and conclusions were based on applicable 
FCC guidelines and regulations for maximum permissible exposure to humans consistent 
with FCC OET Bulletin 65, Edition 97-01. 
 
Additionally, Telecom Technology Services, Inc. certifies that the assumptions are valid 
and that the data used within Telecom Technology Services control are accurate, 
including information collected as part of Telecom Technology Services field surveys.  
Telecom Technology Services, Inc. does not, however, certify the accuracy or correctness 
of any data provided to Telecom Technology Services, Inc. for this analysis and report by 
Verizon or other third parties working on behalf of Verizon. 
 
I certify that the attached RF exposure analysis and report is correct to the best of my 
knowledge, and all calculations, assumptions and conclusions are based on generally 
acceptable engineering practices: 
 
 
 
 
 
 
 
 
 
 
 
 
 

_____________________________________________ 

Tim Alexander, P.E. 
 

 
 
 
 
 
 
 
 
 
Report Prepared by: Mohamed Ahmed, 03/01/2024 
Report Reviewed by: Mike Arnold, 03/01/2024 
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2 Executive Summary 
 
This report provides the results of an RF power density analysis performed for Verizon at 
site RT 45 & 176 RELO in accordance with the Federal Communications Commission 
(FCC) rules and regulations for RF emissions described in OET Bulletin 65, Edition 97-
01.   
 
This report addresses RF safety for two classified groups defined by OET Bulletin 65: 
Occupational/ Controlled and General Population/ Uncontrolled. Based on the analysis, 
this site will be Compliant with FCC rules and regulations and Verizon’s Signage and 
Barrier Policy if the mitigation details provided in Table 1 are implemented. 
 

Final Compliant 
Configuration 

     

 

 GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER 

Access Point(s) ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  

Alpha ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
Beta ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  

Gamma ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
NOTE: The table represents either the signage/barriers installed / removed OR items 
required by the market (if mitigation is not installed by consultant/vendor). 
 
 

Specialty Sign Detail 
Location N/A 

Access Point N/A 
Alpha N/A 
Beta N/A 

Gamma N/A 
 

NOTE: The tables above represent EXISTING compliance items implemented at this location. 
 
Notes/ Additional Compliance Requirements(s): 

 

Table 1: Mitigation Requirements for Compliance 
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2.1 Conclusion and Recommendations 
  

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Elevation Level will not exceed the FCC’s MPE limit for 
General Population environments. Notice that the power density levels will 
exceed the FCC’s MPE limit for General Population and Occupational limits in 
front of the antennas which are not generally accessible areas. 

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Antenna Level will not exceed the FCC’s MPE limit for 
General Population environments. Notice that the power density levels will 
exceed the FCC’s MPE limit for General Population and Occupational limits in 
front of the antennas which are not generally accessible areas. 

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Upper Adjacent Roof Level will not exceed the FCC’s 
MPE limit for General Population environments. 

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Ground Level will not exceed the FCC’s MPE limit for 
General Population environments. 

 The max theoretical % MPE (General Public) is 22949.63% directly in front of the 
antenna beams at the Elevation Level.  
 

Note: Modifications to the site; and/or increases in channel counts or power levels exceeding those listed 
in this report will require additional evaluation to determine compliance. 
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3 Introduction 
 
The purpose of this analysis and report is to evaluate the cumulative power density levels 
of all non-excluded antennas located on the site and identify any areas of concern that 
require mitigation. This report also assesses the site’s compliance with FCC OET 
Bulletin 65; “Guidelines for Human Exposure to Radio-frequency Electromagnetic 
Fields”. 
 
The power density simulation performed for this site utilized RoofMaster® analysis 
software.  All antennas were assigned an operating frequency and transmit power and 
were deemed to be operating at 100% of their rated output power.  
 

3.1 Site Description: 
 

 Site Name:   RT 45 & 176 RELO 
 Street Address: 416 University Drive 

                                    Mundelein, IL 60060 
 Latitude:  42° 16' 49.476" N 
 Longitude:  88° 0' 11.97" W 
 Structure Type: Monopole. 
 Co-Locators/ Other Antennas: N/A 
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3.2 Site Configuration Being Modeled 
 

 This is a Three-Sector site supporting 5GNR at 1900 MHz, C-Band at 3700 MHz, 
and LTE at 700, 850, and 2100 MHz for all sectors. All LTE assumes 4x4 MIMO. 

 The rad center value for all sector antennas (135’) and Upper Adjacent Roof 
Height (75’) are based on CD, RFDS, and Google Earth. These values must be 
verified on the site audit for the post study.  

 All technologies were evaluated assuming the max number of channels and were 
running at max power 100% of the time. 
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4 Predictive Analysis Details 
 
For purposes of this analysis, RoofMaster® was configured to provide an output based on 
the appropriate MPE limit(s) published in the FCC’s guidelines. The antenna information 
was loaded into RoofMaster®, an MPE predictive analysis tool by Waterford 
Consultants, LLC. 
 

4.1 Analysis Locations: 
 
Number of Elevations Analyzed: 4 
 

 Antenna Level 
 Upper Adjacent Roof Level 
 Ground Level 
 Elevation Level  
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4.2 Antenna Inventory 
 
The following table contains the technical data used to simulate the power density that 
may be encountered with all antennas simultaneously operating at full rated power with 
the exception of any excluded antennas cited in this document.  If co-locator’s antennas 
exist and specific antenna details could not be secured, generic antennas, frequencies, and 
transmit powers were used for modeling. The assumptions used are based on past 
experience with communications carriers.   

 

 
The antenna Z-heights listed above are referenced to the Antenna Level, Upper Adjacent Roof, and 

Ground levels. 
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VZ Alpha-Ant1 L700 700 60.0 2 0.5 107.0 4001 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.58 65 60
VZ Alpha-Ant1 L850 850 60.0 2 0.5 107.0 4142 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.73 62 60
VZ Alpha-Ant1 L1900 1900 60.0 4 0.5 213.9 13430 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 15.83 66 60
VZ Alpha-Ant2 L700 700 60.0 2 0.5 107.0 4001 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.58 65 60
VZ Alpha-Ant2 L850 850 60.0 2 0.5 107.0 4142 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.73 62 60
VZ Alpha-Ant2 L2100 2100 80.0 4 0.5 285.2 20323 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 16.38 62 60
VZ Alpha-Ant3 C-Band 3700 320.0 1 0.0 320.0 118849 0 ERICSSON SON AIR6449 0.0 60.0 135.0 Panel 2.8 23.55 11 60
VZ Beta-Ant1 L700 700 60.0 2 0.5 107.0 4001 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.58 65 150
VZ Beta-Ant1 L850 850 60.0 2 0.5 107.0 4142 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.73 62 150
VZ Beta-Ant1 L1900 1900 60.0 4 0.5 213.9 13430 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 15.83 66 150
VZ Beta-Ant2 L700 700 60.0 2 0.5 107.0 4001 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.58 65 150
VZ Beta-Ant2 L850 850 60.0 2 0.5 107.0 4142 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.73 62 150
VZ Beta-Ant2 L2100 2100 80.0 4 0.5 285.2 20323 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 16.38 62 150
VZ Beta-Ant3 C-Band 3700 320.0 1 0.0 320.0 118849 0 ERICSSON SON AIR6449 0.0 60.0 135.0 Panel 2.8 23.55 11 150

VZ Gamma-Ant1 L700 700 60.0 2 0.5 107.0 4001 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.58 65 270
VZ Gamma-Ant1 L850 850 60.0 2 0.5 107.0 4142 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.73 62 270
VZ Gamma-Ant1 L1900 1900 60.0 4 0.5 213.9 13430 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 15.83 66 270
VZ Gamma-Ant2 L700 700 60.0 2 0.5 107.0 4001 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.58 65 270
VZ Gamma-Ant2 L850 850 60.0 2 0.5 107.0 4142 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 13.73 62 270
VZ Gamma-Ant2 L2100 2100 80.0 4 0.5 285.2 20323 0 COMMSCOPE SON NHH-65C-R2B 0.0 60.0 135.0 Panel 8.0 16.38 62 270
VZ Gamma-Ant3 C-Band 3700 320.0 1 0.0 320.0 118849 0 ERICSSON SON AIR6449 0.0 60.0 135.0 Panel 2.8 23.55 11 270
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4.3 RF Emissions Diagram(s) - All Transmitters 
 
The following Diagram(s) represent the theoretical spatially averaged Maximum 
Permissible Exposure (MPE) percentages that are expected for each study’s elevation. An 
additional 1% Occupational MPE Limit (5% General Population MPE limit) is included 
to demonstrate where Verizon is a significant contributor to the accessible areas where 
multiple carriers’ transmitters may be present. 
 

Reference Plane: Antenna Level 
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Reference Plane: Upper Adjacent Roof Level 
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Reference Plane: Ground Level 
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4.4 RF Emissions Diagram(s) - Verizon Transmitters Only 
 
The following Diagram(s) represent the theoretical spatially averaged Maximum 
Permissible Exposure (MPE) percentages that are expected for each study’s elevation. An 
additional 1% Occupational MPE Limit (5% General Population MPE limit) is included 
to demonstrate where Verizon is a significant contributor to the accessible areas where 
multiple carriers’ transmitters may be present. 
 

Reference Plane: Antenna Level 
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Reference Plane: Upper Adjacent Roof Level 
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Reference Plane: Ground Level 
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Reference Plane: Elevation Level 
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5 Signage/ Mitigation 

5.1 Signage/ Barrier Detail 
 

Final Compliant 
Configuration 

     

 

 GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER 

Access Point(s) ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  

Alpha ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
Beta ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  

Gamma ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
 
NOTE: The table represents either the signage/barriers installed / removed OR items 
required by the market (if mitigation is not installed by consultant/vendor). 
 

Specialty Sign Detail 
Location N/A 

Access Point N/A 
Alpha N/A 
Beta N/A 

Gamma N/A 
 

NOTE: The tables above represent EXISTING compliance items implemented at this location. 
 
Notes/ Additional Compliance Requirements(s): 

 

 
Table 2: Mitigation Requirements for Compliance 
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5.2 Signage/ Barrier Diagram 
 

No Mitigation is requierd 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 108 of 175



Page 19 of 26 
 

6 Conclusions and Recommendations 
  

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Elevation Level will not exceed the FCC’s MPE limit for 
General Population environments. Notice that the power density levels will 
exceed the FCC’s MPE limit for General Population and Occupational limits in 
front of the antennas which are not generally accessible areas. 

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Antenna Level will not exceed the FCC’s MPE limit for 
General Population environments. Notice that the power density levels will 
exceed the FCC’s MPE limit for General Population and Occupational limits in 
front of the antennas which are not generally accessible areas. 

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Upper Adjacent Roof Level will not exceed the FCC’s 
MPE limit for General Population environments. 

 The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Ground Level will not exceed the FCC’s MPE limit for 
General Population environments. 

 The max theoretical % MPE (General Public) is 22949.63% directly in front of the 
antenna beams at the Elevation Level. 

 
Note: Modifications to the site; and/or increases in channel counts or power levels exceeding those listed 
in this report will require additional evaluation to determine compliance. 
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7 Appendix A: FCC Compliance and RF Safety Policies 
 
In August of 1997, the FCC published OET Bulletin 65 Edition 97-01 to regulate 
methods for evaluating compliance with FCC guidelines for human exposure to 
radiofrequency (RF) electromagnetic fields.  The FCC guidelines for human exposure to 
RF electromagnetic fields incorporate two categories of limits; namely “Controlled” 
(a.k.a. Occupational) and “Uncontrolled” (a.k.a. General Public).  The guidelines offer 
suggested methods for evaluating fixed RF transmitters to ensure that the controlled and 
uncontrolled limits deemed safe by the FC for human exposure are not exceeded. 
 
OET Bulletin 65 recommended guidelines are intended to allow an applicant to “make a 
reasonably quick determination as to whether a proposed facility is in compliance with 
the limits.”  In addition, the guidelines offer alternate supplementary considerations and 
procedures such as field measurements and more detailed analysis that should be used for 
multiple emitter situations. 
 
These guidelines define RF as emissions in the frequency range of 300 kHz to 100 GHz.  
The FCC define Maximum Permissible Exposure (MPE) limits within this frequency 
range based on limits recommended by the National Council on Radiation Protection and 
Measurement, the Institute of Electrical and Electronics Engineers (IEEE), and by the 
American National Standards Institute (ANSI). 
 
The specific MPE limits defined by the FCC are as follows: 
 

Frequency 
Range [MHz]

Electric Field 
Strength (E) [V/m]

Magnetic Field 
Strength (H) [A/m]

Power Density 
(S) [mW/Cm^2]

Averaging Time |E|^2, 
|H|^2 or S [minutes]

0.3 - 3.0 614 1.63 100* 6
3.0 - 30 1842/f 4.89/f 900/f^2* 6
30 - 300 61.4 0.163 1 6
300 - 1,500 - - f/300 6
1,500 - 100,000 - - 5 6

Frequency 
Range [MHz]

Electric Field 
Strength (E) [V/m]

Magnetic Field 
Strength (H) [A/m]

Power Density 
(S) [mW/Cm^2]

Averaging Time |E|^2, 
|H|^2 or S [minutes]

0.3 - 3.0 614 1.63 100* 30
3.0 - 30 842/f 2.19/f 180/f^2* 30
30 - 300 27.5 0.073 0.2 30
300 - 1,500 - - f/1500 30
1,500 - 100,000 - - 1 30
f = frequency *Plane-wave equivalent power density

Limits for Occupational/Controlled Exposure

Limits for General Population/Uncontrolled Exposure

 
 
The FCC states that “Occupational/ Controlled limits apply in situations in which persons 
are exposed as a consequence of their employment provided those persons are fully 
aware of the potential for exposure and can exercise control over their exposure.  Limits 
for Occupational/ Controlled exposure also apply in situations when an individual is 
transient through a location where Occupational/ Controlled limits apply provided he or 
she is made aware of the potential for exposure.” 
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For General Population/ Uncontrolled limits, the FCC states that “General Population/ 
Uncontrolled exposures apply in situations in which the general public may be exposed, 
or in which persons that are exposed as a consequence of their employment may not fully 
be aware of the potential for exposure or cannot exercise control over their exposure.” 
 
For purposes of this analysis, all limits are evaluated against the Power Density limits. 
 
Typical guidelines for determining whether Occupational/ Controlled limits can be 
applied include ensuring the environment (such as a rooftop) as limited/controlled access 
via locked doors or physical barrier that are preferably controlled by a landlord that is 
aware of the situation and can inform anyone going through the locked door of the 
existence of the RF emissions.  Such notification/awareness is typically accomplished by 
means of signage on the door, or other access to the area of concern, as well as signage 
on or near the antennas.  Examples of such signs include the following: 
 

GUIDELINES NOTICE CAUTION WARNING 
 
This sign will inform 
anyone of the basic 
precautions to follow 
when entering an area 
with transmitting 
radiofrequency 
equipment.  

 
This sign indicates 
that RF emissions 
may exceed the FCC 
General Population 
MPE limit.  

 
This sign indicates 
that RF emissions 
may exceed the 
FCC Occupational 
MPE limit. 

 
This sign indicates that RF 
emissions may exceed at 
least 10x the FCC 
Occupational MPE limit.  

    
 

NOC INFORMATION 

 

Information signs are used as a means to provide contact information for any 
questions or concerns. They will include specific cell site identification 
information and the Verizon Wireless Network Operations Center phone 
number. 

 
Standards for when to use each of the above signs for Occupational situations are as 
follows: 
 

 
 
 
 
 

All MPE references are to the FCC Occupational limits.  

No sign required:  <20% of Occupational MPE 
Blue Sign, Notice:  20% to <100% of MPE 
Yellow Sign, Caution:  100% to <1000% of MPE 
Red Sign, Warning:  ≥1000% of MPE 
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8 Appendix B: Overview of RoofMaster Functions and 
Assumptions 

 
RoofMaster is a RF Compliance software package designed to enable the analysis, 
assessment and mitigation of communications sites with respect to human exposure to 
radiofrequency electromagnetic fields. 
 
RoofMaster was developed in 2008 by Waterford Consultants to support compliance 
assessments performed at single and multi-operator wireless locations throughout North 
America and has been in service since 2008. Real-world experience in evaluating 
thousands of base station installations is reflected in the RoofMaster design approach. 
This document provides a guide for creating simulations of RF hazard conditions through 
the characterization of antenna systems and site features and through FCC-specified 
computational analysis. 
 
On any structure, one may encounter antennas installed by wireless service providers, 
public safety and other FCC-licensed and unlicensed operators. Siting constraints have 
resulted in diverse and complex environments accessible to people performing a variety 
of activities around these antennas. RoofMaster supports the characterization of these 
locations to convey important information regarding RF sources and accessible areas 
necessary to evaluate the potential for human exposure to hazardous levels of RF energy. 
 
RoofMaster supports the depiction of communications sites through the display of 
construction drawing or aerial photography image files as well as providing line drawing 
tools. These representations are scalable to enable the modeling of any location. 
 
RoofMaster utilizes a three-dimensional spatial framework consisting of a 1000 x 1000 
grid with unlimited vertical dimensions necessary for the positioning of antennas and 
modeling of RF conditions at each grid point throughout the space. Predictive analysis is 
performed on a study plane at a specified elevation. The subsequent sections of this guide 
provide the steps necessary to create a site representation and conduct these studies. 
 
RoofMaster  employs several power density prediction models based on the 
computational approaches set forth in the Federal Communications Commission’s 
Evaluating Compliance with FCC Guidelines for Human Exposure to Radiofrequency 
Electromagnetic Fields, OET Bulletin 65. This guideline utilizes several antenna and 
operational parameters in calculating the power density contributions from each emitter 
at specified points throughout the study space. RoofMaster  enables antennas to be fully 
defined in site specific aspects as well as through the use of a library of manufacturer 
data. The parameters include: 
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     § Antenna model 
     § Radiation patterns 
     § Aperture length 
     § Gain 
     § Beamwidth 
     § Antenna radiation center 
     § Azimuth 
     § Mechanical downtilt 
     § Location 
     § Frequency 
     § Power into antenna 
 
In OET-65, the Cylindrical Model is presented as an approach to determine the spatially 
averaged power density in the near field directly in front of an antenna. In order to 
implement this model in all directions, RoofMaster utilizes the antenna manufacturer 
horizontal pattern data. Additionally, RoofMaster incorporates factors that reduce the 
power density by the inverse square of horizontal and vertical distance beyond the near 
field region. 
 
Power density is calculated as follows: 

 
 S is the spatially averaged power density value 
 R is the horizontal distance meters to the study point 
 h is the aperture length in meters 
 Pin is power into the antenna input port in Watts 

 
RoofMaster Implementation: 

 GH is gain offset to study point as specified in manufacturer horizontal pattern 
 Pin is adjusted by the portion of the antenna aperture in the 0-6 ft. vertical study 

zone 
 Hr accounts for 1/R2 Far Field roll off which starts at 2*h 
 Vr accounts for 1/ (vertical distance)2 roll off from antenna bottom to the top of 

the 0-6 ft. study zone (or antenna top to bottom of 0-6 ft. study zone) 
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10 Limited Warranty 
 
Telecom Technology Services, Inc.  warrants that this analysis was performed in good 
faith using the methodologies and assumptions covered in this report and that data used 
for the analysis and report were obtained by Telecom Technology Services, Inc. 
employees or representatives via site surveys or research of Verizon’s available 
information.  In the event that specific third-party details were not available, best efforts 
were made to use assumptions that are based on industry experience of various carriers’ 
standards without violating any confidential information obtained under non-disclosure 
terms. 
 
Telecom Technology Services, Inc. also warrants that this analysis was performed in 
accordance with industry acceptable standards and methods.   
 
There are no other warranties, express or implied, including but not limited to, the 
implied warranties of merchantability and fitness for a particular purpose, relating to this 
agreement or to the services rendered by Telecom Technology Services hereunder.  In no 
event shall Telecom Technology Services be held liable to Verizon, or to any third party, 
for any indirect, special, incidental, or consequential damages, including but not limited 
to loss of profits, loss of data, loss of good will, and increased expenses.  In no event shall 
Telecom Technology Services be liable to Verizon for damages, whether based in 
contract, tort, negligence, strict liability, or otherwise, exceeding the amount payable 
hereunder for the services giving rise to such liability. 
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March 12, 2024 
 
 
Margie Oliver 
Project Manager 
Dolan Realty Advisors, LLC/DRA Properties, LLC 
343 S. Kirkwood Rd., Ste. #5, Box 220130  
Kirkwood, MO 63122 
 
RE: Proposed 140’ Monopine for RT. 45 & 176 RELO, IL 
 
Dear Ms. Oliver, 
 
Upon receipt of order, we propose to design and supply the above-referenced monopine for a 
Basic Wind Speed of 107 mph without ice and 40 mph with 1.5” ice, Risk Category II, 
Exposure Category C, and Topographic Category 1, in accordance with the 
Telecommunications Industry Association Standard ANSI/TIA-222-H, “Structural Standard for 
Antenna-Supporting Structures and Antennas and Small Wind Turbine Support Structures” to 
support three (3) wireless carriers. 
 
When designed according to this standard, the wind pressures and steel strength capacities 
include several safety factors.  Therefore, it is highly unlikely that the monopine will fail 
structurally in a wind event where the design wind speed is exceeded within the range of the 
built-in safety factors. 
 
Should the wind speed increase beyond the capacity of the built-in safety factors, to the point 
of failure of one or more structural elements, the most likely location of the failure would be 
within the monopine shaft, above the base plate.  Assuming that the wind pressure profile is 
similar to that used to design the monopine, the monopine will buckle at the location of the 
highest combined stress ratio within the monopine shaft.  This is likely to result in the portion of 
the monopine above leaning over and remaining in a permanently deformed condition.  Please 
note that this letter only applies to the above-referenced monopine designed and 
manufactured by Sabre Industries.  This would effectively result in a fall radius of less than 55’ 
at ground level. 
 
Sincerely, 
 
 
 
Robert E. Beacom, P.E., S.E. 
Engineering Manager 
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To: Commission Members 

From: Colleen Malec, Senior Planner 

For: Planning and Zoning Commission Meeting of May 7, 2025 

Subject: Public Hearing - PZC2025-0015 - 1 Carmel Pkwy - International Student Housing  
 
Attachments: 
1. Certificate of Publication 
2. Petitioner's Packet 
3. Public Commentary as of 5-2-2025 (12:00 PM)  
 
Background: 
Background 
 
In October 2024, Carmel Catholic High School approached the Village to inquire whether student 
housing would require zoning relief, as they are currently exploring options and the feasibility of 
housing their international students on-site. The international students are from the Amerigo 
Education program, which partners with high schools in North America to offer university 
preparation programs, accommodation options, and support services. Currently those students are 
housed off-site in Vernon Hills. 
  
Carmel indicated that they were evaluating the south end of the building (the administrative offices), 
which historically contained on-site housing for school staff. Those dormitory-style residences were 
converted into administrative offices a number of decades ago, so the residential use is considered 
abandoned and no longer grandfathered in.  
 
After further evaluation, Carmel found that converting the offices back into residences presents a 
variety of modern-day code and cost issues, so they are instead exploring the possibility of 
constructing a two-story wing on the east side of the administrative area for the international 
student housing.   
 
NOTE: Carmel is not affiliated with either University of St. Mary of the Lakes (Mundelein Seminary) 
nor Marytown (National Shrine of St. Maximilian Kolbe), so housing students on either of those 
properties is not an option for them.  
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Figure 1: Location of Proposed International Student Housing Addition 
 
 

 
 
Variation Requested 
 
The applicant has requested a use variation to allow a residential use (student housing) in the 
Institutional zoning district. The district’s use table does not list any residential uses as permitted by-
right, as the Institutional district is meant to accommodate uses such as schools, governmental 
facilities, park district land, and libraries.  
 
While student housing on educational properties is not unheard of (such as the dormitories at the 
University of St. Mary of the Lake), the code does not consider student housing to be standard 
enough to be permitted by-right. Staff consulted the Village’s legal counsel, who also confirmed that 
a variation from the use table is required (Table 20.44-1 of Section 20.44.020).  
 
Project Details 
 
See page 15 of the Petitioner’s Packet for the site plan, and page 28 for the operational details. A 
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brief overview of the proposed project: 
 

• A two-story building addition is proposed on the east side of the current administrative wing, 
which is on the south side of the Carmel campus. The height would mirror the height of the 
administrative building (also two stories).  

• Each floor is proposed to contain student bedrooms, a shared bathroom, laundry, and a 
resident assistant (RA). The floors will be divided by gender.  

• The site plan indicates the potential range for the scale of the project (32-56 students). The 
area labeled “Protected Area for Future 2-Story Wing” indicates where the building would be 
extended if the size were expanded (either immediately during phase one or in the future). 
They are seeking land use approval for this general layout, understanding that major 
deviations would require a new application.   

• Architecture to mirror style and building materials used throughout campus.  
• Supervision for students is provided by Amerigo Education. Amerigo will supply a Resident 

Assistant (RA) on each floor as well as one additional RA. They stay overnight with the 
students and stay on campus as their main residence. The RA’s each have their own 
kitchenette and bedroom/bathroom.  

• The proposed addition is approximately 180 feet from the closest single-family residence 
south of Carmel.  

 
Figure 2: Excerpt from Petitioner’s Packet – Proposed Site Plan 
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Figure 3: Approximate Location of Addition from Ground Level (View from Driveway to the 
Southeast) 
 
 

 
 
Staff Comments 
 
No comments were received by Staff.  
 
Public Comments 
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Written commentary received from the public (at the time of writing this staff report) is attached for 
the Planning and Zoning Commission’s review. Any further public commentary will be forwarded to 
the PZC separately.  
 
Comprehensive Plan 
 
Relevant excerpts from the Comprehensive Plan to provide guidance: 
 

• Future Land Use Plan: 
o The Future Land Use Map designates this property under the “Public/Semi-

Public/Utilities” category. 
 

• Residential Chapter: 
o Preserve and enhance the residential character of the Village.  
o Protect residential areas from encroachment by incompatible land uses and the 

adverse impacts of adjacent non-residential activities through implementation of the 
Future Land Use Plan and the strict enforcement of buffering, landscaping, screening, 
and lighting requirements of adjacent non-residential properties.  

o Continue to expand high quality housing options that provide for all existing and 
future members of the community.  

o Meet the current and future housing needs of the community through residential 
development and redevelopment of a variety of housing types.  

o Promote blended developments, where the residential and commercial uses work 
together, in appropriate locations within the Village, including the Downtown/TOD 
area, and in the mixed-use area adjacent to Diamond Lake. Siting and character is 
important for success in these areas.  

 

• Community Facilities and Village Services Chapter: 
o Continue to evolve the delivery of services within the Village to be in alignment with 

the changing needs of constituents.  
o Work with others to seek appropriate locations to improve and expand specialized 

facilities and services for senior citizens, youths, and disadvantaged populations.  
o Work with school districts to ensure school facilities are well landscaped, integrated 

into neighborhoods, and have multimodal connections where appropriate.  

 
Analysis 
 
Staff remains neutral about the proposed use as presented and encourages the Planning and Zoning 
Commission to evaluate the Standards for Granting a Variation, the Petitioner’s testimony, and any 
public testimony. 
 
Regarding the level of detail presented by the Petitioner, Staff understands that Carmel Catholic 
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High School is seeking formal approval of the overall land use before committing significant 
resources to detailed building and program design. At this stage, they have provided the level of 
detail they are willing to commit to, knowing that cost and structural requirements may also dictate 
the final design. It is not uncommon for property owners to pursue land use entitlement prior to fully 
developing project plans, given the substantial cost of engaging architects, engineers, and other 
professionals. It will be the Village’s discretion to strike a balance between requiring sufficient detail 
to evaluate and consider approving the proposed land use, and recognizing the cost and effort 
involved for Carmel Catholic High School to develop that detail—particularly given the uncertainty 
around whether the use is even acceptable in principle. 
 
Due to the preliminary nature of the plans, staff recommends the inclusion of conditions requiring 
that: A) the final architectural plan must come back to the Village Board for approval; and B) the final 
plans must be in substantial conformance with the site plan presented in the Petitioner’s packet 
(major deviations necessitating a new public hearing).  
   
 
Recommendation: 
Recommendation 
 
Staff provides the following motion and potential conditions for the Planning and Zoning 
Commission’s consideration: 
 

1. Motion to recommend approval/denial of a variation to Table 20.44-1 of Section 20.44.020 
to permit a residential use (student housing) in the Institutional zoning district at 1 Carmel 
Parkway (Carmel Catholic High School). 

 
Recommended Conditions: 

• The final architecture plan must be submitted to the Village Board for approval. 
• Final plans must be in substantial conformance with the site plan enclosed in the Petitioner’s 

Packet.  
• Other options that could be addressed if necessary: 

o Maximum capacity (number of bedrooms or number of students) 
o Bulk and location (building height, location on the lot, footprint size) 
o Screening and landscaping 
o Operational details 

 
CCM  
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               CERTIFICATE OF PUBLICATION 
                                                                                                                        Paddock Publications, Inc. 

 

        Lake County 

                                                            Daily Herald 
 

 

       Corporation organized and existing under and by virtue of the laws of 

       the State of Illinois, DOES HEREBY CERTIFY that it is the publisher 

       of the Lake County DAILY HERALD. That said Lake County  

DAILY HERALD is a secular newspaper, published in Libertyville, Lake  

County, State of Illinois, and has been in general circulation daily throughout 

Lake County, continuously for more than 50 weeks prior to the first Publication 

of the attached notice, and a newspaper as defined by 715 ILCS 5/5.  

 

I further certify that the Lake County DAILY HERALD is a newspaper 

as defined in "an Act to revise the law in relation to notices" as amended  

in 1992 Illinois Compiled Statutes, Chapter 715, Act 5, Section 1 and 5.  

That a notice of which the annexed printed slip is a true copy,  

was published 04/22/2025 

in said Lake County DAILY HERALD. This notice was also placed on a 

statewide public notice website as required by 5 ILCS 5/2.1. 

 

 

 

       BY ______________________________________________ 

      Designee of the Publisher of the Daily Herald 

 

 

       Control # 287805 *LAKE* 
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Overhead Aerial Showing Location of Photos to Follow
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Operations Details- Carmel Catholic HS Variance Application 

4.29.25 

• Supervision for students is provided by Amerigo Education. Amerigo will supply a 
Resident Assistant (RA) on each floor as well as 1 additional RA. They stay overnight 
with the students, as this is their home. The RA’s  have their own kitchenette and 
bedroom/bathroom.  

• There is a food service program. Students are provided with breakfast, lunch, and 
dinner as well as snacks. The students will have a small kitchenette. They are also 
allowed to be transported by an adult RA to get their own food per Amerigo’s 
decision and discretion.  

• The students will be separated by gender. There are separate floors for male and 
female with separate restroom facilities.  

• Students will have access to parts of the school when school is not in session at 
Amerigo’s discretion. Examples would be the fitness center and courts. They will be 
supervised.  

• Students will have access to an outdoor patio, an outside dining area and grill. The 
students will be supervised.  

• The housing would be used primarily for international students. In very limited 
circumstances, it could be used to house a domestic student temporarily who has a 
specific need that is considered an emergency/special use.  

• The basement will not be used to house students. It will be used for mechanical and 
storage. 
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