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PLANNING AND ZONING COMMISSION 
AUGUST 26, 2025 AT 7:00 PM 

 
VILLAGE HALL - COUNCIL CHAMBERS 

200 E. WOOD STREET 
PALATINE, IL 60067-5339 

(847) 359-9050   www.palatine.il.us 
 

AGENDA 

 

 
 

REGULAR MEETING 7:00 PM 
 

I. CALL TO ORDER 

II. ROLL CALL 

III. APPROVAL OF MINUTES 

 A. Draft Planning & Zoning Commission meeting minutes: 8-12-2025 

IV. PUBLIC HEARING 

 A. 1280 E. Dundee Road 
 

1. Special Use Amendment to the Special Use Ordinance #O-91-23 to permit 
changes to the live entertainment business plan and restaurant floorplan 

 

 B. 310 N. Brockway Street 

1. Variation to permit an accessory structure to be set back 7 feet from the 
existing principal structure, instead of the minimum required 10 feet.  

 

 C. 35 N. Ashland Avenue  

1. Variation to construct a detached garage with a 3 foot side yard setback, 
instead of the minimum required 5-foot setback and with a 6-foot setback from 
the principal structure, instead of the minimum required 10 feet. 

 

 D. 5 vacant lots south of W. Rosiland Road and north of W. Ruhl Road (720 & 684 W. 
Ruhl Road and 1808, 15 & 17 W. Rosiland Road). 

1. Preliminary/Final Planned Development to permit a 4-lot single-family 
residential development. 

2. Preliminary and Final Plat of Subdivision for a 4-lot single-family residential 
subdivision. 
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 E. 1170 E. Dundee Road 

1. Special use to operate a restaurant and bar 
 

V. PUBLIC COMMENT 

VI. ADJOURNMENT 

 

Page 2 of 184



Page 3 of 184



Page 4 of 184



Page 5 of 184



Page 6 of 184



Page 7 of 184



Page 8 of 184



Page 9 of 184



Page 10 of 184



Page 11 of 184



Page 12 of 184



Page 13 of 184



Page 14 of 184



Page 15 of 184



Page 16 of 184



VILLAGE OF PALATINE 
PLANNING AND ZONING COMMISSION 

 
1280 E. Dundee Road – Special Use Amendment 

August 26, 2025  
 
 
TO:    Palatine Planning and Zoning Commission 
    Jan Wood, Chair 
 
FROM:   Ben Vyverberg 
 
PETITIONER:   Oleg Gurevich, agent for Aragvi restaurant 
 
PLAN NUMBER:  SUA-000028-2023 
 
ADDRESS:   1280  E. Dundee Road 
 
 
BACKGROUND: 
 
The Subject Property is zoned “B-2”, Shopping Center District, and is occupied by Aragvi 
restaurant.  In 2023, the Petitioners received Special Uses for a restaurant, with liquor service, 
and live entertainment.  The current uses within the commercial plaza consist of restaurant, 
retail, service uses. The Petitioner is proposing to  a special use amendment to recognize an 
area for dancing, adjacent to the live entertainment stage.  Therefore, the Petitioner is 
requesting:  
 

1. Special Use Amendment to Ordinance #O-91-23 to permit changes to the 
live entertainment business plan and restaurant floorplan 

 
 
Surrounding Zoning/Uses: 

North Planned Development – Inverrary West 
South: Planned Development – “B-2” General Business District 
East: “B-2”, General Business District – auto dealership 
West: “B-2”, General Business District 

 
KEY ISSUES: 
 

• Aragvi has operated since the beginning of 2024, as a Georgian-style full-service 
restaurant, with a bar, in an approximately 10,000 square feet tenant space, and an 
additional 10,000 square feet in the basement. The basement area uses existing walk-
in coolers and for permitted storage.  

• The current hours of operation are as follows and are not proposed to change: 
 
  Tuesday - Thursday: 12 PM to 10 PM 
  Friday - Saturday: 12 PM to 2 AM 
  Sunday: 12 PM to 8 PM 
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• The restaurant build-out included a retail food store, new kitchen equipment, and an 

added live entertainment stage (approximately 72 square feet). 
 

• The approved live entertainment includes small bands or a DJ, whom will perform in 
the designated stage area near the front entrance. These special events will only be 
held on Fridays - Sundays.  
 

• As part of the initial live entertainment special use, the Petitioners also have an 
informal area for customers to dance to the live entertainment and stage.  It is 
approximately 150 square feet and located directly north of the stage area.  As the 
dancing area was not included as a component of the live entertainment, it is 
necessary to amend the special use to include this component.  Other than noting its 
occasional use for customer dancing, there are no other proposed changes to this 
area.  The required number of access doors to the tenant space are also unaffected. 

 
STANDARDS FOR SPECIAL USE: Since this Petition is not for a use publicly operated or 
traditionally affected with the public interest, those standards under Section 14.05 D (2) and (3) 
are applicable. Specifically, the Petitioners must show that the Special Use, if granted, will be 
operated in a manner consistent with the public health, safety, and welfare, and that the Special 
Use will not have a negative impact on the value of surrounding properties. The Petition for a 
Special Use is attached, and the Petitioners have attempted to address the required standards. 
 
STAFF RECOMMENDATION: 
 
The Petitioner continues to operate the restaurant and live entertainment components of the 
Special Use, restaurant and retail center. Procedurally, the area for dancing was not included in 
the initial live entertainment special use business plan.  Staff does not object to this area’s 
occasional use for dancing, in conjunction with the music played on the stage.  Therefore, Staff 
recommends approval subject to the following conditions: 
 

1. All other conditions of Special Use #O-91-23 shall remain in place. 
2. The Special Use Amendment shall substantially conform to the business plans and 

floorplan amendment, prepared by the Petitioner, except as such plans may be changed 
to conform to Village Codes and Ordinances. 

3. The final security plan shall be submitted in a manner acceptable to the Police Chief and 
Director of Planning and Zoning. 
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Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law.  This map is for general information purposes only. Although the information is believed to be generally accurate, errors may

exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.

Notes

Cook County Aerial 2020
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ARAGVI, LLC 

Security Plan 

 

 
1. Security /Security Personnel 

For all the events in the restaurant, including with life entertainment, we have 2 in-house security persons 

on duty all the time. We have licensed security personnel with experience in managing crowds and live 

entertainment venues. Security personnel are attired in a manner to readily identify them as such.  

From the time a live music event ends and for 30 minutes thereafter, one or two persons of personnel shall 

be stationed outside the premises to assist and encourage patrons to leave safely. For large acts, at least 

one uniformed law enforcement officer with full police power may be employed (if necessary) until about 

30 minutes following the end of the performance. The officer shall be assigned outside as patrons depart. 

We perform regular audits of all security procedures to ensure that, among other things, maintenance 

programs are up to date and security procedures are being followed. Additionally, we conduct regular 

training sessions for employees on security procedures, emergency response, and recognizing suspicious 

behavior. 

In the restaurant are installed high-definition security cameras covering all areas, including entrances, 

exits, parking lots, and dining areas. 

 

2. Control & Clearance of Parking Lot 

Security staff shall regularly patrol both the women's and men's bathroom facilities.  

We have mounted video cameras to cover the entrance, exits, and entire premises. Tapes will be made 

available upon request by the local Police Department. Security staff should regularly patrol the 

immediate exterior of the building at least once every half-hour, doing so on a random basis. 

We provided adequate illumination for the building; the parking lots are illuminated as well. 

 

3. Unruly Patrons/Guests 

Restaurant management familiarize all security staff with provisions of the local ordinance for unruly 

patrons’ ordinance. When a patron acts in a manner that is violent, abusive, indecent, profane, boisterous, 

or otherwise disorderly, the licensee will immediately contact the police and request that the police invoke 

the provisions of the ordinance. 

The restaurant management and employees cooperate with the local police department, and police officers 

can always enter the restaurant to observe or check the events. 
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4. Circumstances Under Which the Police Will Be Called 

The police will be called, in a timely manner, anytime management or staff have information to believe a 

crime has been or is about to be committed and/or whenever a threat of or act of violence occurs on the 

premises or off premises in areas that would be considered in view or earshot of the establishment. 

We invite law enforcement to conduct regular security assessments and provide recommendations. 

 

5. Behavioral Management 

The restaurant always monitors the number of patrons entering the venue to ensure it does not exceed 

the maximum capacity. 

The restaurant has established clear rules for guest behavior, such as no fighting, harassment, or 

disruptive behavior. The rules are always clearly explained to the guests by personnel. 

The security staff is trained in non-violent conflict resolution, including how to handle unruly guests or 

situations involving intoxication. 

The Restaurant established guest behavior monitoring. If necessary, we can use staff or security to 

identify guests who may be behaving inappropriately or excessively drunk and remove them before the 

situation escalates. 

 

6. Handling of Physical Disturbances, Including Fights 

Security and management  is obligated to ask anyone who is making a conflict situation immediately to 

leave premises. If necessary, security or management will call the local law enforcement agency for 

assistance. Management and security will permanently refuse admittance to any chronic problem 

encounter (to everyone exhibiting challenging behaviors.) 

 

7. Health & Safety Protocols 

The Fire Safety is performed as follows: 

• Esurance that smoke detectors and fire extinguishers are properly placed and accessible. 

• We regularly inspect the kitchen, electrical equipment, and entertainment lighting to prevent fire 

hazards. 

• All personnel are instructed about evacuation procedures that could take place, if necessary. 

• The Restaurant has fired alarm systems and ensured they are in working condition. 

• All staff know the location of fire exits and how to use extinguishers. 

 

First Aid: 
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• The Restaurant has a certified first aid responder on-site (license nurse), as well as basic first aid 

kits. 

 

8. Names and Dates of Birth of All Employees in a Management Capacity 

The listing of all names and dates of birth of all employees performed. 

 

9. Insurance Coverage 

• General Liability Insurance: The restaurant has comprehensive liability insurance covering any 

incidents during business operations in general (with the coverage of up to $2,000,000.00) 

 

 

January 23, 2025     / Pavel Ivanoff/ 
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Ben Vyverberg

From: actaxcenter@gmail.com
Sent: Thursday, December 19, 2024 12:18 AM
To: Ben Vyverberg
Cc: pavelivanoff86@gmail.com
Subject: RE: 1280 E. Dundee Road
Attachments: 20241217_192300.jpg; Document 74.pdf

 
Hello Ben, 
In reply to your email and to follow up our phone conversation we would like to inform you the following: 

- Our restaurant is open for public from 12:00 PM till 9:00 PM on Tuesday-Thursday; from 12:00 PM till 1:00 AM 
on Friday and Saturday and from 12:00 PM till 9:00 PM on Sunday. 

- We provide the life entertainment on Friday and Saturday from 8:00 PM till 1:00 AM. We have dance floor with 
capacity up to 30 people. The music time takes about 50% during the diner time. Up to 50% during music time 
some guests have the opportunity/choice to dance.  

- The professional license security guard permanently are presented during the life entertainment time 
(professional licenses are attached). 

- Additionally, we have a musician (saxophonist) on Sundays, but no dancing allowed. 
 
From time to time the police officers observe the restaurant and we did not have any complains or accidents. 
 
Sincerely, 
Oleg Gurevich.  
 

From: Ben Vyverberg <BVyverberg@palatine.il.us>  
Sent: Friday, December 13, 2024 3:58 PM 
To: actaxcenter@gmail.com 
Cc: pavelivanoff86@gmail.com 
Subject: 1280 E. Dundee Road 
 
Good afternoon Oleg and Pavel –  
 
I am the Director of Planning and Zoning for the Village of Palatine and we met through the Special Use review process, 
when you were predominately working with Alex Bradshaw.  Alex left the Village in November for another job 
opportunity. 
 
Nevertheless, I was contacted by the Village Manager’s office this morning, regarding a live entertainment request at 
the restaurant for music and dancing.  As we discussed through the Special Use review process and at the Village Council 
meeting in August 2023, the implementation of the Live Entertainment portion of the approval could not begin until the 
restaurant had been operating for at least 6 months or August 13, 2023.   
 
Additionally, prior to implementing the first live entertainment special event, a security plan was to be submitted to the 
review and approval of the Palatine Police Department, of which I am not aware of this ever happening.  Also, the 
approved business plan does not discuss or describe any information relative to a dancing show.  Therefore, I am not 
sure what that entails, but the special use approval does not include any such information and they would not be 

 Caution: This is an external email, Please take care when clicking links or opening attachments. When in doubt, 
please talk with the sender or check with VOP IT  
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allowed, without additional Village review.  If you are wanting to expand the types of live entertainment offered at the 
restaurant, a Special Use Amendment would be required.   
 
Prior to the consideration of any live entertainment, it will be necessary to submit the following information for Village 
review: 
 

1. Updated security plan for the proposed live entertainment and subject to the review and approval by the police 
department.  This should include the proposed hours of the live entertainment and the type of live 
entertainment proposed.  After initial Village review and approval, Live Entertainment may only occur on a 
Friday, Saturday, or Sunday.  Additionally, the security plan should provide the proposed number of security 
personnel for the event, as well as the during the event and after the close of the event and the restaurant. 

 
2. Floorplan location for the live entertainment activities – note the special use approval limited these activities to 

the designated stage area within the restaurant (please refer to page 21 of the attached ordinance), which is 
included within the attachments. 
 

Please review this information and submit the necessary information for Village review.  At this point, Live 
Entertainment is not permitted at the restaurant, until the required materials and Village reviews are complete. 
 
I will be in the office again on Monday and would be available for a conference call or meeting to further discuss. 
 
Thank you, 
 
Ben 
 
 
Ben Vyverberg 
Director of Planning and Zoning  
Community Development Department 
Village of Palatine 
200 E. Wood Street 
Palatine, IL  60067 
 
847-359-9048 (direct) 
bvyverberg@palatine.il.us 
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SPECIAL USE APPLICATION 
Department of Planning & Zoning 

200 E. Wood Street   Palatine, IL    60067-5339 
Telephone: (847) 359-9047   Fax (847) 963-6247 

 
 
 
Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
Please provide a description of your proposed request: 

 
 
Petitioner Justification 
Special Uses shall not be granted except on findings based upon the evidence in each specific 
case. Please address the following standards as these will be used in considering the specific 
relief you are seeking.  
 
That use deemed necessary for the public convenience at that location. Explain: 

 
The use is designed, located, and proposed to be operated that the public health, safety, 
welfare will be protected. Explain: 

 
The use will not cause substantial injury to nearby property values. Explain: 

 

The premises will be used for full service restaurant and small retail food store. 

We will be offering the Georgian food. We do not any any competitor in the area. 

Our food will be prepared mostly from the organic ingredients purchased in the USA and 
imported from Georgia. 

No new improvements need to be done to operate our restaurant. 

1280 E. Dundee Road 

Aragvi, LLC (Pavel Ivanoff) Aragvi’s Restaurant 
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In order to supplement the above standards, the Zoning Board of may also consider the 
following:  
With respect to front yard fencing and fencing in a rear yard/side yard abutting a street, the 
following additional standards must be met:    
a. Will meet the following aesthetic criteria: 

i. Will not destroy existing vistas in the area;  
ii. Will enhance the appearance of the homes and the streets in the area; and 
iii. Will not detract from the overall appearance of the community; or  

b. The fencing is found to be necessary to protect private property or the safety of the 
inhabitants of the property.  
 

We will not destroy existing vistas in the area; we will enhance the appearance of the homes 
and the streets in the area; and  we will not detract from the overall appearance of the 
community. 
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VILLAGE OF PALATINE 
PLANNING AND ZONING COMMISSION 

 
310 N. Brockway Street - Variation  

August 26, 2025  
 
TO:    Palatine Planning and Zoning Commission 
    Jan Wood, Chair 
 
FROM:   Lyn Bremanis 
 
PETITIONER:  Laura Shahinian 
 
PLAN NUMBER:  VAR-000201-2025 
 
ADDRESS:   310 N. Brockway Street 
 
BACKGROUND: 
The Subject Property is zoned R-2 and is improved with a single-family residence on a 
14,630 square foot lot. In 2017, the property was granted a Special Use to allow a 
reduced front yard setback of 20 feet, in lieu of the minimum required 30 feet, and a 
reduced side yard setback of 11 feet, in lieu of the minimum required 20 feet (#O-24-
17). The Petitioner is now requesting zoning relief to construct a detached single-car 
garage, which would be located approximately 7 feet from the primary residence. 
Therefore, the Petitioner is requesting: 
 

1. Variation to permit an accessory structure to be located 7 feet from the 
primary structure instead of the minimum required 10 feet. 

 
The Subject Property are currently zoned:  R-2 Single Family Residential District. 
 
Surrounding Zoning/Uses: 

North R-2 Single Family Residential District – legally non-conforming multi-
family use  

South: R-2 Single Family Residential District – legally non-conforming multi-
family use  

East: R-2 Single Family Residential District 
West: R-2 Single Family Residential District 

 
KEY ISSUES: 
 
• The Petitioner would like to build a single car detached garage, would be located 7 

feet from the principal structure, instead of the minimum required 10 feet.  In the 
justification for the variation, the Petitioner is trying to maintain an existing mature 
tree on the property.  A certified arborist identified the tree’s substantial root system 
and recommended that the garage is placed a minimum of 15 feet from the tree. In 
doing so, the garage would be set back 7 feet from the primary structure, rather than 
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the minimum required 10 feet. 
 

• The proposed garage is approximately 352 square feet  and 18 feet to the peak, with 
a mean height of 13.87 feet.  Other than the setback from the principal structure, the 
proposed garage complies other setback requirements and maximum allowable 
accessory structure requirements. 
 

• Both building and lot coverage meet code at 23% and 39%, maximum permitted is 
35% and 45% 

 

STANDARDS FOR A VARIATION:  Standards for a Variation are found in Section 
14.03 D (1) and (2) of the Zoning Code. Specifically, the Petitioners must show that the 
property in question cannot yield a reasonable return if permitted to be used only under 
the conditions allowed by the regulations governing the district in which it is located; that 
the plight of the owner is due to unique circumstances; and that the variation, if granted, 
will not alter the essential character of the locality. The Petition for Variation is attached, 
and the Petitioners have attempted to address the required standards. 
 
 
STAFF RECOMMENDATION: 
 
The net effect to the requested relief is internal to the property.  Since the house and 
garage meet all other setback requirements and will meet building code, the proposed 
addition should not impact the surrounding property owners or alter the essential 
character of the neighborhood.  Additionally, the Subject Property is surrounded on the 
northern and southern side by multi-family uses, which should not be impacted by the 
proposed garage or requested relief. 
 
Therefore, staff recommends approval of the Variation, subject to the following 
conditions: 
 

1. The Variation shall substantially conform to the plans prepared by Heartland 
Garage Builders, submitted 7/28/2025 and attached hereto as Exhibit 'A', except 
where revisions are necessary to comply with Village Codes and Ordinances. 
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VARIATION APPLICATION 

Department of Planning & Zoning 
200 E. Wood Street   Palatine, IL    60067-5339 

Telephone: (847) 359-9047   Fax (847) 963-6247 

 
 
 

Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
Please provide a description of your proposed request: 

 
 
Petitioner Justification 

Variations shall not be granted except on findings based upon the evidence in each specific 
case. Please address the following standards as these will be used in considering the specific 
relief you are seeking.  

 

That the property cannot yield a reasonable return if used only under the conditions allowed by 
the regulations governing the zoning district in which it is located:

 

That the plight of the owner is due to unique circumstances:

 

The owner intends to construct a separate 1-car detached garage in the existing rear yard.  
However, there is a significantly sized mature tree in the rear yard that requires a 15'-foot 
separation according to Bartlett Tree Experts qualified arborists which means that the 
proposed accessory building will need to be moved closer than 10 feet from the principle 
structure. 

A compliant location for this proposed accessory building that will be used for vehicular 
storage is being hampered by the existence of a significant tree in the rear yard of the lot.  
The 36” Silver Maple has been assessed by an arborist at one of Chicagoland’s noted tree 
companies and they are requiring a 15-foot separation from the base of the trunk to the 
foundation of the new garage.  Along with that distance, they are recommending that 
various steps are taken both before and after the construction in order to give the tree the 
best chance for long term survival as part of the development process. 

Since the general notion of an accessory building (detached garage) on this lot is permitted, 
and the existing driveway is located along the north side of the property, the position for the 
garage needs to be at the end of that driveway.   While the rear yard has ample room for that 
garage, the location of the Silver Maple hampers the ability to get adequate separation 
between the structures.  The owners intend to follow the direction provided by the arborist in 
order to preserve the tree as it is a significant feature within their rear yard and creates a 
presence within the immediate residential neighborhood.  Had the tree not been present, or 
of a slightly smaller stature, then the required 10-foot separation between the structures 
would have been easily achieved and the project moved through the permit and construction 
process on an as-of-right basis.  The tree creates a unique plight for the owners. 

310 N Brockway Street 

Andrew Venamore, Agent Heartland Garage Builders 

Page 73 of 184



Page 2 of 2 

 

That the Variation, if granted, will not alter the essential character of the locality:

 

In order to supplement the above standards, the Planning and Zoning Commission may also 
consider the following:  

a. The particular surroundings, shape, or topographical conditions of the property. 
b. A unique hardship for the property not generally applicable to other properties in the 

same zoning district. 
c. The request is not based on a desire to make more money out of the property. 
d. The petitioner has not created the alleged hardship for the property. 
e. The request will not be detrimental the public welfare or other properties in the 

neighborhood. 
f. The request will not impair supply of light and air to adjacent properties, substantially 

increase the danger of fire, endanger the public safety, or substantially diminish or impair 
neighboring property values. 

Accessory buildings are permitted on a residential property and the approval of the 
requested relief for this project will not alter the inherent residential nature of the location.  
The architecture of the project has been designed to match the existing residence which 
further ensures compliance with the neighborhood character. 

a. The tree’s location in the rear yard is approximately 18-24” lower than the elevation at the 
rear of the driveway and the house.  The location of the garage closer to the house will help 
to alleviate some of the elevation issues, while ensuring that the tree’s root zone is 
preserved as best as possible. 
 
b. Having a significant tree on the lot is a benefit to the subject property, as well as those 
neighboring lots.  This tree, and its proximity to the rear of the home, is what is driving the 
request for relief: there not many other homes that have this same tree-related hardship 
condition. 
 
c. The owners have lived on this property since 1989 and intend to remain in the home.  This 
proposed project seeks to satisfy a need they have (under cover vehicle storage) and is not 
based on a specific interest in making more money from the property. 
 
d. The hardship is tied to the existence of a significant tree located in the rear yard of this 
property. 
 
e. Maintaining a significant tree on this lot will add to the public welfare of the neighborhood 
and so granting the requested relief will actually be advantageous to the locality. 
 
f. While the proposal seeks to move the garage closer to the principle structure, its location 
will not impair the provision of light and air onto the neighboring properties and will not 
increase the danger of fire or diminish neighborhood property values. 
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Printed on: 7/28/2025 Client: 9456920

Heartland Garage Builders

Attn: Andrew Venamore

602 Academy Dr

Northbrook, IL 60062

Mobile Phone: (224) 619-4539

E-Mail Address: andrew@hlgbs.com

Sarah Westlund - Representative

1960 Old Willow Rd.

Northbrook, IL 60062

Created on: 6/26/2025 

Bartlett Tree Experts

Property Address: 310 N Brockway St, Palatine, IL 60067

The following program is recommended for certain trees and shrubs on your property.  In addition to a thorough plant health care 

program, or the specific services recommended, Bartlett Tree Experts also recommends having a tree risk assessment qualified 

arborist conduct a tree risk assessment on your property periodically to assist you in identifying potential risks of tree or limb failure 

and the potential consequences of such tree or limb failure relating to your trees and shrubs.  An inspection of trees or shrubs for the 

purpose of writing a recommendation or conducting plant health care or tree care services is not a tree risk assessment.  THIS IS NOT 

AN INVOICE.

Root Invigoration™: Cultivate the soil beneath the crown of Silver Maple located at the backyard right, northwest 

using an Air-Spade to improve soil health and promote root development and function.  A radius of approximately 8 

feet from the trunk will be cultivated to a depth of 6-8 inches.  Note: The cultivated soil should be irrigated regularly 

following treatment to keep the soil moist if adequate rainfall does not occur.

    •    Biochar will be added to the soil during cultivation.

    •    Mulch should be applied to the treated area immediately after treatment.

Root Invigoration

Arborist Notes:

•  The original placement plan for the proposed garage was within 15' of the ciritical root zone of the Silver Maple. Becuase of this, 

building the garage in this area would destroy the structual and nutirent absorbing roots of the tree, leading to death. We strongly 

recommend the garage be re-sited to allow for less invasive damage to the tree roots, as well as a comprehensive soil amendment 

program within a buffer zone. In addition to re-siting the garage beyond the 15' critical root zone area, we highly recommend 

establishing an 8' buffer zone for the Root Rx Root Invigoration treatment, as this creates the opportunity for the tree to add a 

substantial amount of fine root growth for better nutrient and water absorption, leading to better overall plant health and the ability 

to weather biotic and abiotic stressors.

Amount: $1,480.00

Supply and install approximately 2-4" layer of hardwood mulch. The area should extend 3 feet from the root collar 

of the Silver Maple located at the backyard right, northwest. Mulch helps to improve soil moisture conditions, 

moisture retention and protects the plant from mechanical injury.

Mulching

Amount: $270.00

Boost Liquid Treatment

The F.A. Bartlett Tree Expert Company Page 1 of 3
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Client: 9456920 Printed on: 7/28/2025 

Created on: 6/26/2025 

Apply Boost Midwest 20-8-8-20S to the following plant and location to help maintain plant health.

   • Silver Maple located at the backyard right, northwest

Bartlett Boost Midwest 20-8-8-20S is specifically formulated by the Bartlett Tree Research Laboratories to meet the 

nutrient requirements of woody landscape plants. Boost releases its nutrients gradually to the plant over an entire 

growing season. Boost is mixed with water and injected under low pressure directly into the critical root zone of the 

plant.

Biochar is a stable form of organic matter that improves soil nutrient and water retention and promotes soil 

biological activity.

Fortiphite is recommended to supply potassium and increase plant defense to biotic and abiotic stresses.

Provide 2 treatments at 130.00 per treatment.

Estimated Treatment Dates: 7/8/2025, 10/8/2025.

Amount: $260.00

Apply DryPhite Granular to the following plant and location to promote vitality and improve resistance to disease 

and stress.

   • Silver Maple located at the backyard right, northwest

Provide 1 treatment at 99.00 per treatment.

Estimated Treatment Date: 3/15/2026.

Soil Treatment

Amount: $99.00

Total Amount: $2,109.00

If you would prefer to receive proposals and/or lab analysis results via email, please enter your email address below:

 

Email Address: _____________________________________

The F.A. Bartlett Tree Expert Company Page 2 of 3
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Client: 9456920 Printed on: 7/28/2025 

Created on: 6/26/2025 

7/28/2025

{{Sig_es_:signer1:signature:dimension(width=56mm,height=7mm)}}                       

____________________

  (Date)

____________________________________

     (Customer Signature)

(Bartlett Representative - Sarah Westlund)

    

Please review the terms and conditions attached, which become part of the agreement, and sign and return one copy 

authorizing the program.

___________________________________

{{{{Dte_es_:signer1:date:format(date,mm/dd/yyyy)}} 

Dte_es_:signer1:date}}                                                                
____________________

  (Date)

Prices are guaranteed if accepted within thirty days.

All accounts are net payable upon receipt of invoice.

Work is done in accordance with ANSI A300 Tree Care Standards.

To access a certificate of liability insurance for Bartlett Tree Experts, please navigate to http://www.bartlett.com/BartlettCOI.pdf

A Job Site Safety Analysis was completed for your property, please contact your arborist for further details.

Bartlett Tree Experts does not sell client information to third parties.  However, Bartlett may need to retain client information for 

digital advertising purposes.  For further information on the type of client information collected, the purpose for which 

information may be used, and any client's ability to access and/or opt out of such use, please visit Bartlett's privacy policy on our 

website:  https://www.bartlett.com/privacy-policy.cfm

The F.A. Bartlett Tree Expert Company Page 3 of 3
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VILLAGE OF PALATINE 
PLANNING AND ZONING COMMISSION 

 
35 N. Ashland Avenue- Variation  

August 26, 2025  
 
TO:    Palatine Planning and Zoning Commission 
    Jan Wood, Chair 
 
FROM:   Ryan Auer 
 
PETITIONER:  Linda Breckler, Owner 
 
PLAN NUMBER:  VAR-000195-2025 
 
ADDRESS:   35 N. Ashland  
 
BACKGROUND: 
 
The Subject Property is zoned “R-2” Single Family Residential and is approximately 
11,340 square feet in area. The property currently consists of a single-family residence 
with an attached garage in the side yard. The structure is considered legally non-
conforming as the existing garage is setback 1.6 feet from the side lot line. The existing 
garage will be replaced by a detached garage. The Petitioner is proposing to build a 
detached garage that encroaches upon the required minimum side yard setback, and, 
minimum setback from the principal structure. Therefore, the petitioner is requesting the 
following: 
 

1. Variation to permit an accessory structure to be set back 3 feet from the 
side lot line, instead of the required 5-foot setback. 

2. Variation to permit an accessory structure to be set back 6 feet from the 
principal structure, instead of the required 10-foot setback. 
 

Surrounding Zoning/Uses: 

North R-2 Single Family Residential District 
South: R-2 Single Family Residential District 
East: R-2 Single Family Residential District 
West: R-2 Single Family Residential District 

 
KEY ISSUES: 
 

• The petitioner is proposing to demolish the existing attached garage and 
construct a detached garage 240 square feet in size. The proposed garage will 
remain approximately the same size as the current attached garage.  
 

• The proposed garage will be located in a similar, but different, location to the 
existing garage. The proposed garage will maintain its alignment with the front 
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face of the home. The proposed detached garage will increase the side yard 
setback from 1.6 (current) to 3 feet. This new setback encroaches on the 
minimum required side lot line setback of 5 feet for accessory structures.  
 

• The garage attachment and existing garage would be demolished, and therefore 
create open space between the residence and proposed garage. The proposed 
distance between the garage and the residence (principal structure) is 6.8 feet, 
encroaching on the minimum accessory structure setback of 10 feet from the 
principal structure.  
 

• The petitioner is requesting the variance to construct the garage in a manner 
consistent with the surrounding area and for ease of access to the home. The 
project contractor stated building code requirements to re-construct the attached 
garage would be overly burdensome the homeowner.  
 

• The request to align the garage with the front face of the home is consistent with 
the design of the surrounding properties. Along the subject block of North 
Ashland, there are several garages that align with the front face of the home. 
Most of these garages are attached and considered existing non-conforming due 
to side yard setbacks that do not conform to setback minimums. One residence 
(48 N. Ashland Avenue) contains a detached garage in the side yard, setback 5 
feet from the home, and is aligned with the front face of the home. 
 

• Due to the narrower width of the lot (60 feet) – there is no configuration in which 
the detached garage(12-feet-wide) would be permitted by-right, while maintaining 
alignment with the front face of the residence. 
 

• Lot conditions do allow for a garage to be constructed in a manner that meets the 
required setbacks for a detached accessory structure. Re-locating to conform to 
these setbacks may require the applicant to remove a mature tree in the rear 
yard.  
 

• The proposed plans meet both building and coverage requirements as described 
below:  

o Lot coverage: 19.6% 
o Building coverage: 9% 

 

STANDARDS FOR A VARIATION:  Standards for a Variation are found in Section 
14.03 D (1) and (2) of the Zoning Code. Specifically, the Petitioners must show that the 
property in question cannot yield a reasonable return if permitted to be used only under 
the conditions allowed by the regulations governing the district in which it is located; that 
the plight of the owner is due to unique circumstances; and that the variation, if granted, 
will not alter the essential character of the locality. The Petition for Variation is attached, 
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and the Petitioners have attempted to address the required standards. 
 
 
STAFF RECOMMENDATION: 
 
The petitioner is requesting to locate the detached garage near its original location due 
to costs of construction and maintaining the property design. The proposed detached 
garage is consistent with the design of the surrounding residential properties. While still 
requiring zoning relief, the side yard setback is increasing almost two-fold from the 
existing circumstance, which has existed since its original construction. 
 
Therefore, Staff recommends approval of the Variation, subject to the following 
conditions: 
 

1. The Variation shall substantially conform to the plans prepared by Polena 
Engineering, submitted 7/29/2025, and attached hereto as Exhibit 'A', except 
where revisions are necessary to comply with Village Codes and Ordinances. 
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SPECIAL USE APPLICATION 

Department of Planning & Zoning 
200 E. Wood Street   Palatine, IL    60067-5339 

Telephone: (847) 359-9047   Fax (847) 963-6247 

 
Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
Please provide a description of your proposed request: 

 
 
Petitioner Justification 

 
Variations shall not be granted except on findings based upon the evidence in each specific 
case. Please address the following standards as these will be used in considering the specific 
relief you are seeking.  

That the property cannot yield a reasonable return if used only under the conditions allowed by 
the regulations governing the zoning district in which it is located: 

 
That the plight of the owner is due to unique circumstances: 

The proposed project involves the demolition and complete replacement of the existing 
detached garage located at 35 N. Ashland Avenue. The current garage is aged, structurally 
compromised, and no longer meets present-day building or zoning code requirements. The 
intent of this project is to replace the structure in the same location with a new detached 
garage that is built to current code standards for safety, durability, and functionality. 

35 N ASHLAND AVENUE Palatine, IL 60074 

Linda Breckler   

The unique characteristics of the lot—such as width of lot at 60.00'—render it practically 
impossible to construct a garage in full compliance without incurring prohibitive costs or 
significantly reducing the size and function of the structure. This results in a diminished 
ability to use the property in a manner typical of surrounding properties, reducing its 
usability and economic value. 

Granting the requested variance will not alter the essential character of the locality or 
negatively impact surrounding properties. In fact, the proposed use is consistent with 
nearby developments and supports the broader goals of economic vitality and 
community sustainability. 
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That the Variation, if granted, will not alter the essential character of the locality: 
 

 
In order to supplement the above standards, the Zoning Board of may also consider the 
following: 

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

b. A unique hardship for the property not generally applicable to other properties in the same 
zoning district 

c. The request is not based on a desire to make more money out of the property 

d. The petitioner has not created the alleged hardship for the property 

e. The request will not be detrimental the public welfare or other properties in the neighborhood 

f. The request will not impair supply of light and air to adjacent properties, substantially increase 
the danger of fire, endanger the public safety, or substantially diminish or impair neighboring 
property values  
 
 
 
 
 
 
 
 
 
 
 
 

The property has a width of only 60.00 feet, which is significantly narrower than the 
typical lot width contemplated when the current zoning regulations were adopted. This 
limited width imposes a practical hardship when attempting to comply with side-yard 
setback requirements while also maintaining the functional layout and accessibility of 
the home and proposed detached garage. 
 
Because the zoning ordinance requires 5.00' side yard setback and 10.00' from 
principal building, compliance would leave only 6.83' for any improvements, including 
essential features like driveways, walkways, or garage placement. This is insufficient for 
a standard 12.00' wide one-car garage, particularly when also accounting for required 
separation from the principal structure and vehicular access. 
 
These site limitations are not self-imposed and are a product of the original subdivision 
plat, which created lots narrower than what current zoning standards ideally support. As 
such, this property is uniquely burdened compared to others with wider lots that can 
accommodate detached accessory structures within required setbacks. 
 
Due to the narrow lot width and resulting space constraints, strict application of the 
zoning ordinance would unreasonably restrict the owner's ability to construct a standard, 
functional detached garage. The requested variation is necessary to allow for 
reasonable use of the property in a way that is consistent with neighboring properties, 
many of which benefit from garages that may predate or differ from current zoning 
regulations. 
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The proposed garage will be a detached, single-story structure consistent in height and 
scale with similar accessory buildings in the area. It will be located at the side of the 
property, away from adjacent homes. The design preserves adequate separation between 
structures, ensuring continued access to natural light and ventilation for neighboring 
properties. 
 
The structure will be built in full compliance with all current fire code requirements, including 
fire-rated construction materials if required based on setback conditions. No part of the 
proposed garage presents an unusual fire hazard or deviation from standard residential 
safety practices. 
 
The garage will not interfere with emergency access routes, visibility, or site drainage. It will 
not obstruct sidewalks, easements, or traffic sight lines. 
 
The garage is designed to be visually compatible with the principal residence and 
surrounding homes. It will be constructed with quality materials and a residential aesthetic, 
enhancing the usability and appeal of the property. As detached garages are common and 
expected features in the neighborhood, this improvement is more likely to support or 
increase neighboring property values by maintaining community standards. 
 
The requested variation does not permit an expansion of use or intensity, but rather a minor 
adjustment to allow reasonable use of the property consistent with its residential character. 
Many surrounding properties feature similar garage structures, some of which may not 
conform to current regulations due to age or prior standards. 
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35 N. Ashland
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Print Date: 8/5/2025

Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law.  This map is for general information purposes only. Although the information is believed to be generally accurate, errors may

exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.
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VILLAGE OF PALATINE 
PLANNING AND ZONING COMMISSION 

 
 

5 vacant lots south of W. Rosiland Road and north of  
W. Ruhl Road (720 & 684 W. Ruhl Road and  

1808, 15 & 17 W. Rosiland Road) 
 

August 26, 2025  
 
 
TO:    Palatine Planning and Zoning Commission 
    Jan Wood, Chair 
 
FROM:   Lyn Bremanis 
 
PETITIONER:  Tom McCabe, agent 
 
PLAN NUMBER:  PFSUB-000013-2025 
 
ADDRESS:   5 vacant lots south of W. Rosiland Road and north of W. Ruhl Road 
    (720 & 684 W. Ruhl Road and 1808, 15 & 17 W. Rosiland Road). 
 
BACKGROUND: 
 
The properties were annexed in 2002 and consist of 5 lots, totaling approximately 202,687 
square feet (4.65 acres). In 2015, a Final Planned Development, Subdivision,  and Rezoning 
were approved for a 13-lot subdivision. While the project never moved forward, the properties, 
per Code, were rezoned to Planned Development. The residential lots surrounding the subject 
properties are zoned also zoned Planned Development, as part of the Dunhaven Woods 
Subdivision (East and South) and generally follow the R-2 standards.  The Petitioner is 
requesting a Preliminary and Final Planned Development and Preliminary and Final 
Subdivision for 4 lots to construct 3 homes; therefore, the Petitioner is requesting: 
 

Preliminary/Final Planned Development to permit a 4-lot Single-family Residential 
Development.  
 
Preliminary/Final Plat of Subdivision to permit a 4-lot Single-family Residential 
Development.  

 
The Subject Property is zoned:  Planned Development 
 
Surrounding Zoning/Uses: 

North Planned Development – Single Family Residential 
South: Planned Development – Single Family Residential 
East: Planned Development – Single Family Residential 
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West: Planned Development – Single Family Residential 
KEY ISSUES: 
 
Zoning and Site Design  
 

• The Petitioner is requesting zoning approval for a subdivision, consisting of 4 lots. The 
proposed site plan shows 3 homes being constructed on Lots 1-3 and Lot 4 would be 
initially undeveloped, with the private shared drive located along its western side. A 
cross access easement is a conditional requirement for the subdivision. 

• The lots range from 22,895 to 78,053 square feet. These lots exceed all of the minimum 
single-family residential requirements. The table below details the lot data compared to 
the R-1, as due to the overall size and proposed setbacks, Staff is recommending that 
that the Planned Development would align with the R-1 bulk standards.  

 
 Lot Size (R-1 = 20,000 

sq. ft.) 
Lot Width (R-1=100 
feet) 

Lot Depth (R-1=110’ 
required) 

Lot 1 64,375 sq. ft. 373’ 392’ 
Lot 2 37,364 sq. ft. 190’ 276’ 
Lot 3 78,053 sq. ft. 106’ 506’ 
Lot 4 22,895 sq. ft 133’ 172’ 

 
Engineering  

• The lots are currently vacant. As required, the proposed lots will connect to Village 
water and sewer, utilizing the existing utilities along Rosiland Drive and Ruhl Road.  

 
• The Subdivision and Site Development Ordinance requires the installation of sidewalks 

along Rosiland and Ruhl frontages.  
 

• All storm water would be collected on site and directed into three detention basins,  
before ultimately being released into the existing storm sewer system in the Dunhaven 
Woods Subdivision. The Village Engineer has reviewed and conditionally approved the 
engineering and storm water management plan. 

 
• The property grades upward from both from south to north and north to south, with the 

crown near the center and eastern portion of the Subject Property.  The grade 
differential is approximately 25 feet (north)  17 feet (south) on the property. All storm 
water would be collected on site and directed into three detention basins before 
ultimately being released into the existing storm sewer system in the Dunhaven Woods 
Subdivision. The Village Engineer has reviewed and approved the preliminary storm 
water management plan. 

 
• Per the tree preservation plan, approximately 1/3 of the trees would be preserved. The 
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majority of the trees proposed to be removed would be impacted by the proposed 
driveway, utility services, grading, or housing pads.  For reference, the previously 
approved Dunhaven Ridge Subdivision engineering plans were approved to remove a 
majority of the existing trees within the site: 
 

 
 

Architecture 
The Petitioner has submitted architectural plans for 3 of the 4 lots they intend to build, currently 
leaving the 4th lot vacant. The proposed include floor plans, which range from 2,900 to 4,000 
square feet.  Elevations for all three homes contemplate a combination of stone, prefinished 
Hardi siding, and prefinished composite shake siding.   

 
 
STAFF RECOMMENDATION: 
 
 
The proposed development conforms all of the restrictions of the R-1 district and to the 
Subdivision Regulations and the proposed density is well below the maximum allowable 
density in the R-1 district.  It also complies with the recommendations of the comprehensive  
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plan. Therefore, Staff recommends approval of the proposal subject to the following conditions: 
 

1. The development shall substantially conform to the Plat of Subdivision prepared by 
Reginal Land Services and the Engineering Plans prepared by Smith LaSalle, dated 
5/29/2025 last revised 07/11/2025, except as such plans may be revised to conform to 
Village Codes and Ordinances. 

2. All future residences shall follow the Village's R-1 Standards. 

3. A Public Improvement letter of credit or appropriate security deposit shall be submitted 
in a manner acceptable to the Village Engineer. 

4. Review fees in the amount of 1.5% of the total project improvement costs (as defined in 
the Village Code) shall be submitted in a manner acceptable to the Village Engineer. 

5. A Planned Development letter of credit shall be submitted in a manner acceptable to the 
Director of Planning and Zoning. 

6. The Final Plat of Subdivision shall be submitted on Mylar with the required signatures 
and significantly conform to the Plat of Subdivision prepared by Reginal Land Services. 

7. A Subdivision Improvement Agreement shall be submitted in a manner acceptable to 
the Village Attorney. 

8. Recording fees in the amount of $300 shall be submitted. 

9. The Final Engineering Plans and Final Engineer's Cost Estimate shall be revised in a 
manner acceptable to the Village Engineer. 

10. A construction management plan, indicated the proposed material delivery routes and 
contractor parking areas, shall be submitted in a manner acceptable to the Village 
Engineer/Director of Planning and Zoning, as part of the site development/building 
permit review process. 

11. A MWRD permit shall be submitted. 
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PRELIMINARY & FINAL PLAT 
OF SUBDIVISION 

  Department of Planning & Zoning 
 200 E. Wood Street   Palatine, IL    60067-5339 
 Telephone: (847) 359-9047   Fax (847) 963-6247 

www.palatine.il.us 
 
Petitioner Name     
Tom MacCabe 
 
Business Name (if applicable) 
Smith LaSalle Inc 
 
 
Property Owner (if different from petitioner) 
Joy O’Donnell 
 
 
Subject Property Address 
5 vacant lots south of W. Rosiland Road and north of W. 
Ruhl Road (720 & 684 W. Ruhl Road and 1808, 15 & 17 
W. Rosiland Road). 
 
 

 Property Interest of Petitioner(s):   
 Engineer 
  
 Owner, Lessee, Contract Purchaser, etc. 

  
All existing land use(s) on the property are: 
Vacant Property 

 
The proposed use(s) on the property, if this petition is approved is (are): 
Single Family Residential 

 
Current zoning of property:   

Planned Development 

 
Size of the property:            4.653      acres 
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State the specific action requested:  

Resubdivide 5 lots within the Dunhaven Woods Subdivision into 4 lots for 
development of single-family homes. The development of the property will require 
removal of trees, grading, building construction, sanitary sewer main, sanitary sewer 
services, water service connections, stormwater detention, a public driveway, and 
public sidewalk. 
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PRELIMINARY PLANNED DEVELOPMENT 
APPLICATION 

Department of Planning & Zoning 
200 E. Wood Street   Palatine, IL    60067-5339 

Telephone: (847) 359-9047   Fax (847) 963-6247 
 

 
 

Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
 
 
All existing land uses on the property: 
 

 
 

Property acreage and proposed land use:

 

Property attributes (acreage and subdivision name):

 

Vacant 

4 single-family residential homes 

4.653  acres  
Ok Estates 

5 vacant lots south of W. Rosiland Road and north of W. Ruhl Road (720 & 684 W. 
Ruhl Road and 1808, 15 & 17 W. Rosiland Road). 
 

Tom McCabe  Smith LaSalle Inc 
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RESIDENCE #1 - WEST/FRONT ELEVATION
1

RESIDENCE #1 - NORTH-EAST ELEVATION
2
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RESIDENCE #1 - EAST ELEVATION
1

RESIDENCE #1 - SOUTH-EAST ELEVATION
2
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RESIDENCE #1 - LOWER LEVEL/BASEMENT FLOOR PLAN
1
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RESIDENCE #1 - FIRST FLOOR PLAN
1
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RESIDENCE #1 - SECOND FLOOR PLAN
1
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RESIDENCE #1 - FRONT/WEST ELEVATION
1

RESIDENCE #1 - SOUTH  ELEVATION
2
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RESIDENCE #1 - EAST ELEVATION
1

RESIDENCE #1 - NORTH ELEVATION
2
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RESIDENCE #2 - SOUTH/FRONT ELEVATION
1

RESIDENCE #2 - WEST ELEVATION
2
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RESIDENCE #2 - NORTH ELEVATION
1

RESIDENCE #2 - EAST ELEVATION
2
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RESIDENCE #2 - LOWER LEVEL FLOOR PLAN
1
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RESIDENCE #2 - FIRST FLOOR PLAN
1
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RESIDENCE #2 - LOFT FLOOR PLAN
1
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RESIDENCE #2 - SOUTH ELEVATION
1

RESIDENCE #2 - EAST ELEVATION
2
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RESIDENCE #2 - NORTH ELEVATION
1

RESIDENCE #2 - WEST ELEVATION
2
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RESIDENCE #3 - WEST ELEVATION
2

RESIDENCE #3 - SOUTH/WEST ELEVATION
1
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RESIDENCE #3 - EAST ELEVATION
2

RESIDENCE #3 - NORTH ELEVATION
1
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RESIDENCE #3 - BASEMENT FLOOR PLAN
1
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FIRST FLOOR PLAN
1
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SECOND FLOOR PLAN
1
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RESIDENCE #3 - WEST BUILDING ELEVATION
2

RESIDENCE #3 - SOUTH/FRONT BUILDING ELEVATION
1
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RESIDENCE #3 - EAST  ELEVATION
2

RESIDENCE #3 - NORTH  ELEVATION
1
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VILLAGE OF PALATINE 
PLANNING AND ZONING COMMISSION 

 
1170 E. Dundee Road – Special Use  

August 26, 2025  
 
 
TO:    Palatine Planning and Zoning Commission 
    Jan Wood, Chair 
 
FROM:   Ryan Auer 
 
PETITIONER:   Bogdan Stakhura 
 
PLAN NUMBER:  SU-000188-2025 
 
ADDRESS:   1170 E. Dundee Road 
 
 
BACKGROUND: 
 
The Subject Property is zoned “B-1”, Shopping Center District, and is located within the Laredo 
Plaza re-subdivision (Plaza Rosita). Current uses within the commercial plaza consist of 
restaurant, service, and retail uses. The Petitioner is proposing to operate a restaurant, with bar 
services. Therefore, the Petitioner is requesting:  
 

1. Special Use to permit a restaurant and bar. 
 
 
Surrounding Zoning/Uses: 

North Planned Development – Windhaven Condominiums 
South: Planned Development – Park Place / Wal-Mart shopping center 
East: “B-2”, General Business District – Dundee Commons shopping center  
West: “R-2”, Single Family District – Capri Gardens Residences 

 
KEY ISSUES: 
 

• The 7,500 square-foot property is located in the Laredo Plaza re-subdivision and is currently 
vacant. The commercial tenant space was previously used for a banquet /events hall. The 
petitioner is requesting to operate a restaurant and bar. The proposed floor plan includes 
multiple billiard tables (6 snooker & 10 pool) for patron use. 
 

• Proposed hours of operation are as follows:  
 
o Sunday–Thursday: 11 AM – 12 AM 
o Friday–Saturday: 11 AM – 2 AM 

 
• In addition to the restaurant and bar use, the business plan proposes to use the property for 

billiards’ tournaments events, on a monthly basis. The Zoning Ordinance considers the 
tournament events as incidental to the primary restaurant/bar use. The petitioner has stated 
the proposed business will not include any live entertainment (music or “DJ” performance) 
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on-site. 
 

• Alcohol and bar service and the hours of operation are commensurate with the underlying 
liquor license.  The Police Department completed the required liquor license background 
review, with no issues were identified.  In conjunction with the proposed bar and assembly 
uses/tournament activities, Staff required a security plan and measures to ensure business 
operations comply with the Liquor License requirements and Village Code standards. The 
Petitioner submitted a preliminary security plan to address these items. Security measures 
include video surveillance, identification scanning, and a dedicated security staff.   
 

• As a condition of review, the final security plan will require additional coordination with the 
Police Department.  The Police Department initially reviewed the proposed plan and did not 
initially identify any additional requirements.  The Petitioner identified the anticipated number 
of participant for the pool tournaments, in addition to any of the restaurant/bar customers.   
 

• The Zoning Ordinance requires restaurant uses provide one (“1”) parking space per 100 
square feet of gross floor area, or, one (“1”) space per 2.5 seats – whichever total is greater. 
Staff calculated the required number of spaces using these ratios. Results are listed below. 
Bold highlights the greater total, indicating required number of spaces for the proposed 
business.   
 
Table 1. Parking Calculations 

Parking Calculation Proposed  Required parking 

1 space / 100 square feet of 
floor area 

7,500 square feet 75 spaces required 

1 space / 2.5 seats 90 seats 36 spaces required 

 

• In 2009, a parked variation (#O-77-09) granted Laredo Plaza to provide 224 parking spaces. 
This approval was for the banquet/event hall and accessory live entertainment at the subject 
property. This use warranted a total of 120 parking spaces. Until 2024, the subject property 
has operated as banquet/event hall use.  

• The required number of parking spaces (displayed in table 1 above) for the proposed use, 
75, is well below the required parking for the former banquet/event hall uses.  Therefore, no 
additional parking variations are required. 

• Between the 2009 approval and this application submittal, the retail center continues to 
largely consist of retail and service tenants. Parking demand has not changed and the 
subject retail center does not have a history of parking deficiencies.  

• The Future Land Use map designates the subject property for “Business and Commercial” 
uses. This proposal aligns with the use types envisioned by the Palatine, IL comprehensive 
plan.   

 
STANDARDS FOR SPECIAL USE: Since this Petition is not for a use publicly operated or 
traditionally affected with the public interest, those standards under Section 14.05 D (2) and (3) 
are applicable. Specifically, the Petitioners must show that the Special Use, if granted, will be 
operated in a manner consistent with the public health, safety, and welfare, and that the Special 
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Use will not have a negative impact on the value of surrounding properties. The Petition for a 
Special Use is attached, and the Petitioners have attempted to address the required standards. 
 
 
STAFF RECOMMENDATION: 
 
The Petitioner is proposing to operate a restaurant and bar in the Laredo Plaza re-subdivision 
retail center. The business plan includes late-night hours billiard tournaments as an accessory 
use. To address these conditions, the petitioner has provided staff with a security plan. Staff 
does not anticipate the required parking of the proposed use to have a negative impact on 
existing parking conditions. While other uses within the Village have pool tables as accessories 
within the primary restaurant/bar uses, the proposed use and tournament activities would be 
unique to the subject tenant space. 
 
As a result, Staff recommends action at the discretion of the Special Use request to the 
Planning and Zoning Commission. If the Planning and Zoning Commission recommends to 
approve the request, Staff would recommend the following conditions: 
 

1. The Special Use shall substantially conform to the plans prepared by the Petitioner, 
dated 06/20/2025, except as such plans may be changed to conform to Village Codes 
and Ordinances. 

2. The final security plan shall be submitted in a manner acceptable to the Police Chief and 
Director of Planning and Zoning. 

3. Prior to the hosting of the first tournament, the Petitioner and any proposed security 
representative shall provide the final proposed security and operations’ plan in a manner 
acceptable to the Police Department.  

4. Security shall be provided through 30 minutes past closing the closing time and during 
all tournament events.  

5. Per the business plan, the facilities proposed hours are listed below:  
a. Sunday–Thursday: 11 AM – 12 AM 
b. Friday–Saturday: 11 AM – 2 AM 

6. The Village of Palatine shall conduct a 6-month review of the business operations.  
Based upon the results, Staff reserves the right to propose additional Special Use 
conditions to the Village Council for the proposed business. 
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SPECIAL USE APPLICATION 
Department of Planning & Zoning 

200 E. Wood Street   Palatine, IL    60067-5339 
Telephone: (847) 359-9047   Fax (847) 963-6247 

 
Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
Please provide a description of your proposed request: 

 
 
Petitioner Justification 
Special Uses shall not be granted except on findings based upon the evidence in each specific 
case. Please address the following standards as these will be used in considering the specific 
relief you are seeking.  
That use deemed necessary for the public convenience at that location. Explain: 

 
The use is designed, located, and proposed to be operated that the public health, safety, 
welfare will be protected. Explain: 

 
The use will not cause substantial injury to nearby property values. Explain: 

 

Our project is an upscale billiards hall featuring a full-service bar and kitchen, designed to 
provide a vibrant and family-friendly entertainment destination for the local community. The 
facility will offer a clean, safe, and professionally managed environment for patrons of all 
ages to enjoy the game of billiards in a modern setting. In addition to daily recreational use, 
the business will host weekly local pool competitions, encouraging community engagement 
and friendly competition among adult players. To further support community involvement and 
youth development, the venue will also operate a pool and snooker school for kids, offering 
structured lessons and mentorship in a supervised, positive environment. These programs 
aim to teach discipline, focus, and sportsmanship while introducing young participants to the 
fundamentals of the game. The combination of quality entertainment, competitive events, 
and youth programming will help establish the business as a valuable and enriching addition 
to the neighborhood, serving both social and educational purposes.

This use is deemed necessary for public convenience as it will:
Provide a unique entertainment and social experience not currently offered nearby, 
encourage increased foot traffic and local business synergy, revitalize underused 
commercial space with a vibrant, controlled, and tax-generating operation, offer employment 
opportunities for local residents

The establishment will meet all applicable health and sanitation codes, including regular 
inspections, proper food handling, and cleanliness standards in both the kitchen and public 
areas. Ventilation, restroom facilities, and waste management will be maintained in 
accordance with local ordinances to provide a clean and safe environment for patrons and 
staff.
Security measures will be implemented, including surveillance cameras, controlled entry/exit 
points, and on-site staff supervision at all times to ensure a safe environment. The layout will 
comply with fire safety regulations, including clearly marked exits and fire suppression 
systems. The business will also enforce strict ID checks to prevent underage access to 
alcohol.
The establishment will promote a positive and respectful social atmosphere, discouraging 
disorderly conduct or disturbances. Management will work proactively with local law 
enforcement and community stakeholders to address any concerns. The business also 
contributes to community welfare by activating underutilized commercial space and providing 
local employment opportunities.

Our project will not harm the value of nearby properties. In fact, it can help improve the area 
by filling an empty space and bringing more people and business activity to the location. The 
business will be clean, well-managed, and focused on creating a safe and welcoming place 
for adults to enjoy. It’s designed to fit in with other nearby businesses and won’t create noise 
or problems for neighbors. By bringing more customers to the area and improving the look of 
the space, the project may actually help nearby properties maintain or even increase their 
value.

1170 E. Dundee Road

Bohdan Stakhura,
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In order to supplement the above standards, the Planning and Zoning Commission may also 
consider the following:  
With respect to front yard fencing and fencing in a rear yard/side yard abutting a street, the 
following additional standards must be met:    
a. Will meet the following aesthetic criteria: 

i. Will not destroy existing vistas in the area;  
ii. Will enhance the appearance of the homes and the streets in the area; and 
iii. Will not detract from the overall appearance of the community; or  

b. The fencing is found to be necessary to protect private property or the safety of the 
inhabitants of the property.  
 

NA
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Business Plan for The Gentlemen Billiards Bar and Grill Company

Business Information

Business Name: The Gentlemen Billiards Bar and Grill Company
Business Address: 1170 E Dundee Rd, Palatine IL 60074

Business Type: Billiards Hall, Sports Bar, and Pub-Style Restaurant

Owner: Bohdan Stakhura

Facility Size: 7,500 square feet

Executive Summary

 The Gentlemen Billiards Bar and Grill Company will be a premier destination in Palatine, Illinois, 

offering a unique combination of upscale billiards, snooker, pub-style food, a full-service bar, and live sports 

entertainment. The facility will serve as a social and recreational hub for the community, catering to 

amateur and professional pool players, families, sports fans, and casual diners. A key feature of the 

business will be its involvement with the American Pool players Association (APA), including hosting regular 

league tournaments and events.

Business Description

The Gentlemen Billiards Bar and Grill Company is designed to blend the traditional charm of a classic 

billiards hall with the lively atmosphere of a modern sports bar. The layout will include:

- 6 full-size (12-ft) snooker tables

- 10 pool tables (mix of 7-ft and 9-ft sizes)

- Full-size bar offering beer, wine, cocktails, and spirits

- Kitchen serving a curated menu of pub-style food

- Multiple TVs for broadcasting all major sporting events

- Dedicated space for APA league play and local tournaments
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- Monday: 4 PM - 12 AM

- Tuesday - Thursday: 1 PM - 12 AM

- Friday - Saturday: 11 AM - 2 AM

- Sunday: 11 AM - 11 PM

Target Market

- Local residents aged 21-55

- Amateur and professional pool/snooker players

- APA league participants and spectators

- Sports fans and bar-goers

- Families and groups seeking recreational activities

- Local businesses looking for event or team-building venues

Menu Overview

Our menu will feature:

- Classic pub-style appetizers: wings, nachos, mozzarella sticks

- Sandwiches and burgers: cheeseburgers, chicken sandwiches, sliders

- Flatbreads and pizzas

- Salads and vegetarian options

- Soft drinks and a full bar menu including craft cocktails and beer

Hours of Operation

- Pool and snooker school offering lessons and training programs

Staffing Plan
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- 2 Bartenders

- 2 Cooks/Kitchen Staff

- 2 Floor Attendants/Servers

- 1 Billiards Instructors

- 1 Marketing/Event Coordinator

Marketing & Promotions

- Grand Opening Tournament & Specials

- APA League promotion and player nights

- Social media marketing (Instagram, Facebook, Google Business)

- Promotions tied to major sports events (e.g. Super Bowl, World Cup)

- Loyalty programs and memberships

Community Engagement

- Partnering with local schools for youth cue sports training

- Hosting charity tournaments and fundraisers

- Offering group lessons and corporate events

Compliance & Licensing

- Will secure all necessary business licenses and permits from the Village of Palatine

- Will obtain all required liquor, food service, and entertainment licenses

- Will ensure ADA compliance and all safety/fire code regulations

Conclusion

- 2 General Managers (Operations & Bar)
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Prepared by: Bohdan Stakhura

06/15/2025

The Gentlemen Billiards Bar and Grill Company aims to become a landmark entertainment venue in 

Palatine. By combining the timeless appeal of cue sports with great food, drinks, and community 

engagement, we will offer a distinctive and memorable experience for all patrons.
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Security Management Plan 

Business Name: The Gentlemen Billiards Pub and Grill Company 
Business Address:   1170 E Dundee Rd, Palatine, IL 60074 

 

1. Purpose of the Security Plan 

The purpose of this Security Plan is to ensure the safety and security of all patrons, staff, 
and property during regular operations and special events, including pool and snooker 
tournaments. The plan outlines staffing levels, alcohol age verification procedures, video 
surveillance, crowd control, and exterior security measures in compliance with the Village 
of Palatine requirements. 

 

2. Business Hours 

• Sunday–Thursday: 11:00 AM – 12:00 AM 

• Friday–Saturday: 11:00 AM – 2:00 AM (late-night operations) 

 

3. Special Events (Pool/Snooker Tournaments) 

• Snooker Tournaments: Expected 20–30 participants. These tournaments will be 
held once a month. 

• APA League Pool Tournaments: Expected 20–30 participants per event. 

• Spectators: Approximately 10–25 spectators during tournaments. 

• Dining & Bar Patrons: Up to 30 patrons during tournaments. 

• Total Anticipated Occupancy: At full capacity during events, up to 106 people may 
be present in the facility in accordance with the floor plan provided. 

During tournaments, additional staff and security will be scheduled to ensure proper crowd 
control and safety. 

 

4. Staffing and Security Levels 

Regular Operations: 
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• 1 Manager on Duty 

• 3–5 Servers/Bartenders (all BASSET certified) 

• 1 Cook/Kitchen Staff 

Tournaments / Late-Night Hours: 

• 1 Manager on Duty 

• 4–6 Servers/Bartenders 

• 1 Cook/Kitchen Staff 

• 1 Security Staff responsible for entry checks, ID verification, and crowd monitoring 

 

5. Alcohol Age Verification 

• All bartenders and servers will be BASSET certified. 

• An ID scanning system will be used at the bar and during tournament entry to verify 
the age of patrons consuming alcohol. 

• Wristbands will be provided to verified patrons consuming alcohol during 
tournament events. 

 

6. Crowd Management Procedures 

Entry Management 

• A staff member or security personnel will be positioned at the entrance during 
tournaments to check IDs and control access. 

Interior Control 

• Designated seating areas will separate tournament participants/spectators from 
general restaurant patrons. 

• Staff will monitor tables to prevent overcrowding and ensure safe movement within 
the facility. 

Exit Procedures 

• Staff and security will ensure an orderly departure of patrons at closing time, 
especially during late-night hours. 
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7. Video Surveillance System 

• Interior Cameras: Covering all pool and snooker tables, the bar area, and all 
entry/exit points. 

• Exterior Cameras: Covering the main entrance, rear exit, and the parking lot area. 

• Video footage will be recorded continuously and stored for a minimum of 30 days. 

 

8. Exterior Security Measures 

• Adequate lighting will be maintained around the building and in the parking lot. 

• Security staff will monitor patrons exiting the building and transitioning to the 
parking area during late-night hours. 

• If required by the Police Department, additional exterior patrols can be arranged for 
larger events. 

 

9. Emergency Procedures 

• All staff will be trained in emergency response, including contacting law 
enforcement and emergency services as needed. 

• The Manager on Duty will be responsible for ensuring compliance with safety 
procedures. 

 

10. Compliance with Village Requirements 

This Security Management Plan is designed to comply with the Village of Palatine’s 
ordinance requirements for late-night establishments. We will work with the Palatine Police 
Department to ensure that any additional security measures they require are implemented. 
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ORDINANCE NO. 0-77-09

AN ORDINANCE GRANTING A SPECIAL USE AND VARIATIONS

1168-1170 E. DUNDEE ROAD (CASE NO. 09-018) (BANQUET FACILITY)

Published in pamphlet form by authority of the

Mayor and Village Council of the Village of Palatine

on June 15, 2009
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ORDINANCE NO. ~-~~-~9

AN ORDINANCE GRANTING A SPECIAL USE AND VARIATIONS

1168-1170 E. DUNDEE ROAD (CASE NO. 09-018)

WHEREAS, pursuant to a petition and public hearing on May 12, 2009 of which

public notice was given as required by law, the Zoning Board of Appeals of the

Village of Palatine, in accordance with the Zoning Ordinance of the Village of

Palatine, in such case made and provided, has held such public hearing and

reported their findings relative to a request for a Special Use to permit a banquet and

meeting facility, including the service of food, liquor and live entertainment,

pursuant to Section 11.02 (d) (3) of the Palatine Zoning Ordinance; and a Variation of

87 parking spaces to permit a shopping center to have 224 parking spaces instead of

the minimum required 311 parking spaces pursuant to Section 7.03 (b) (1) (d) of the

Palatine Zoning Ordinance, on the following legally described property.

Lot 1A in Laredo Plaza Resubdivision of Lots 1 and 2 in Laredo Plaza

Subdivision of part of the East 1/2 of the Southwest 1/4 of Section 1, Township
42 North, Range 10,East of the Third Principal Meridian, according to the plat
of said resubdivision recorded December 20, 2002 as Document 0021418691,
in Cook County, Illinois.

commonly known as 1168 -1170 E. Dundee Road (PIN #02-28-109-005).

NOW, THEREFORE, BE IT ORDAINED, by the Mayor and Village Council of the

Village of Palatine, Cook County, Illinois, acting in the exercise of their home rule

power that:

SECTION 1: A Special Use to permit a banquet and meeting facility, including

the service of food, liquor and live entertainment, pursuant to Section 11.02 (d) (3) of

the Palatine Zoning Ordinance; and a Variation of 87 parking spaces to permit a

shopping center to have 224 parking spaces instead of the minimum required 311

parking spaces pursuant to Section 7.03 (b) (1) (d) of the Palatine Zoning Ordinance,

is hereby granted, subject to the following conditions:

6/11/2009 11:29 AM
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1. The Special Use shall substantially conform to the business plan attached

hereto as Exhibit `A,' and the floorplan attached hereto as Exhibit B̀,' and the

site circulation plan attached hereto as Exhibit `C,' except as such plans may
be changed to conform to Village Codes and Ordinances.

2. The Banquet Facility may remain open until 1 AM (Monday -Friday) and 2 AM
on Saturday and Sunday.

3. Security shall be provided until 1 AM (Monday -Friday) or 2 AM (Saturday -
Sunday) or 30 minutes after closing, whichever is later. Security shall be

coordinated with the Palatine Police Department and shall be provided for the

banquet facility, as well as the rest of the shopping center (1164-1220 E.

Dundee Road).

4. Food service including either full multiple course meals, hors d'oeuvres,
buffet or smorgasbord will be provided at all events in accordance with the
Class "H" Liquor License.

5. The banquet facility shall be permitted to hold events such as weddings,
baptisms, cotillions, quinceneras, social club events, reunions, family events,
funeral luncheons, scheduled events or cultural events supporting a non-

profit, religious, or community organization, or other similar events.

6. The Village of Palatine shall conduct a review of the operations, parking and

traffic, no earlier than 6-months after the Petitioner receives a Certificate of

Occupancy.

SECTION 2: That the petition for Special Use and variation, a copy of the

public notice and the report of the hearing be attached hereto and form a part of this

ordinance.

SECTION 3: That this ordinance shall be in full force and effect from and after

its passage and approval as provided by law.

PASSED: This 15 day of June 2009

AYES: 5 NAYS: 0 ABSENT: ~ PASS: ~

APPROVED by me this 15 day o . dune , 2009

Ma of the ill ge of Palatin

ATTESTED and FILED in the office of the Village Clerk this

6/11/2009 11:29 AM

2

15 riav of . Ti mP ~ nn4
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Petitioner Justification:

1. The use is deemed necessary for the public convenience at that location

2. The use is designed, located, and proposed to be operated that the public health, safety and welfare will be

protected

3. The use will not cause substantial injury to nearby property values

4. With respect to live entertainment uses, the use shall not:

a. Produce noise levels so great as to constitute an unreasonable interference for persons outside the
confines of the establishment

b. Impose undue health, sanitation or safety burdens on the village
c. Create excessive demands on the Village of Palatine Police Department
d. Be of nature otherwise prohibited by law or village ordinance

Business Plan:

Nature of business -banquets, weddings, baptisms, cotillions, quinceaneras, social club events, reunions, family events,
funeral luncheons, and other scheduled events or cultural events held in conjunction with anon-profit, religious, or other

community organization.

Food service will be provided at all events in a manner consistent with the requirements for the Class "H" Liquor License.

Proposed Hours of operation -Friday until 2:00 a.m., Saturday until 2:00 a.m., Sunday until 1:00 a.m. and Holidays (could
fall during a week day) ex: Thanksgiving Day, Christmas Eve and New Years Eve hours until 2:00 a.m.

Open mornings to hold community meetings or special events as early as 8:00 a.m.

Number of employees - 6 to 10 employees plus security guards on the nights of the events

Floor plan and menu - 7500 SF (floor plan and menu attached)

Proposed number of tables is 25 to 30 to seat 8 to 10 persons at each for an estimated total of 200 to 300 persons.

Mission Statement:

To offer an affordable alternative to a culturally diverse community to hold unforgettable memories within the beauty of an

event hall in an ever growing city without sacrificing the financial discomfort".

NOTES:

Dancing and family union is such a big part of the Hispanic community and there is no location in this area to hold such
events at affordable prices. Being bilingual we have access to a larger client base and a unique perspective on things.
Where some competitors do not have that multicultural aspect, for us, it is inherent.

Multiuse of the hall and plan to use for meetings that benefit the community such as morning bilingual book club to

encourage verbal skills in English and other community meetings.

Community service place to meet, there is no place for meetings or events that serves the Hispanic community in

Spanish.

Security cameras will be installed inside the hall and outside as well as security guards during certain events.

Juan Pablo is the Co-Founder of State of Zacatecas, Mexico Social Club est. 1994 in Palatine and State of Zacatecas
Federation Club representing several towns of the State of Zacatecas. Juan Pablo has extensive experience in event

coordinating.

Juan Pablo has several years experience in the restaurant business worked for Marriot Lincolnshire Resort restaurant and
has worked at various other restaurants as kitchen helper, bus boy and food server.

A family owned and operated business our daughter and son have current food handlers certificate with the State of
Illinois, and our daughter is Basset Certified. We will comply with the Village of Palatine regulations on food handling
classes for all working in the kitchen to be certified. Food will be served at of the events.

v'~Ie~ o~--/L-c~ EXHIBIT À'
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