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I. CALL TO ORDER 

II. APPROVAL OF MINUTES 

1. Plan Commission - Regular Meeting - May 18, 2021 7:00 PM 

III. PUBLIC HEARING 

1. 700-790 W. Euclid Avenue 

TO BE CONTINUED TO THE JUNE 15, 2021 PLAN COMMISSION MEETING 

2. 3 E. Slade Street 

Special Use to permit a non-conforming multi-family dwelling for which legal 

documentation indicating that the dwelling conforms to the Zoning Ordinance 

cannot be provided pursuant to Section 10.06 (c) (16) of the Palatine Zoning 

Ordinance. 

 
Variation to permit a non-conforming multi-family dwelling that has not been in 
operation since January 1, 1987 pursuant to Section 10.06 (c) (16) of the 
Palatine Zoning Ordinance. 

3. 828 W. Hillside Street 

Preliminary and Final Plat of Subdivision to permit a 2-lot single-family residential 
development 
 
Rezoning from R-1 Single-Family Residential to R-2 Single-Family Residential 
 
Special Use for front yard setback (Lot 2). 

IV. COMMUNICATIONS 

V. ADJOURNMENT 
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I. CALL TO ORDER 

 
Attendee Name Title Status Arrived 

Conrad Hansen Plan Commissioner Present  

Dennis Dwyer Chairman Present  

Jane Robins Plan Commissioner Absent  

Patrick Noonan Plan Commissioner Present  

Teri Williams Plan Commissioner Present  

Eric Friedman Plan Commissioner Present  

Rodney Bettenhausen Plan Commissioner Present  

Robert Kolososki Plan Commissioner Present  

Stephen Fedota Plan Commissioner Present  

 

II. APPROVAL OF MINUTES 

1. Plan Commission - Regular Meeting - May 4, 2021 7:00 PM - Accepted 

Ms. Williams made a motion to accept the minutes of May 4, 2021; 
seconded by Mr. Noonan 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: Teri Williams, Plan Commissioner 

SECONDER: Patrick Noonan, Plan Commissioner 

AYES: Hansen, Dwyer, Noonan, Williams, Friedman, Bettenhausen, Kolososki, 

Fedota 

ABSENT: Robins 
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III. PUBLIC HEARING 

1. Text amendments to Article 3 –Section 3.02 Specific Definitions; Article 11; 
Section 11.01 (d),  Sections 11.02 (b), 11.02 (d), 11.03 (b), 11.03 (d), 11.04 (d), 
11.04 (f), 11.06 (c), and 11.06 (e) (Permitted and Special Uses in the business 
districts; 12.01 (f) and (h) (Permitted and Special Uses in the manufacturing 
district) and Article 8; Section 8.03; 8.04; (Attached signage in the business and 
manufacturing districts).  These amendments are all of Appendix A (Village of 
Palatine Zoning Ordinance) of the Village of Palatine Code of Ordinances. - 
Recommended to Approve 

Chairman Dwyer read the notice of public hearing that was published in the Daily 
Herald on May 3, 2021. 
 
The following petitioner’s exhibits were introduced: 

1. Public Notice 
2. Revised Zoning Ordinance Language: Article 8 signage and Article 11 

restaurants 
3. Restaurant Survey of other Municipalities: October 2012 

 
Sworn in staff: Mr. Ben Vyverberg 
Mr. Vyverberg gave a brief overview of the proposed text amendments referring 
to the slides. He noted there were formative changes from the packet. 
He spoke to a sign in an industrial area that was approved for larger than what 
code would allow.  He stated they resubmitted to what code would allow, which 
triggered staff to do a review of the current code.  
He spoke to the way the current code calculates signage allowed. 
Mr. Vyverberg referred to the slide to show surrounding areas and what their 
signage code allows compared to Palatine pointing out most allowed larger 
attached signs. 
He spoke to the proposed changes to the code in the business district removing 
(3)c and adding (3)b. i & ii referring to the slide to read as 
 
Except: 

i. Where the building is at least one hundred thousand (100,000) square feet in 
floor area and occupied by a single user, the gross surface area shall not exceed 
two hundred (200) square feet for a single attached sign; or 

ii. In B5 districts, where single user lot is greater than two (2) acres in lot area, a 
single attached sign shall not exceed one hundred twenty (120) feet in gross 
surface area. 
 
Mr. Vyverberg spoke to the changes to 8.04 (3)b in the manufacturing district 
code referring to the slide to read as: 
(3) 
 b. Gross surface area. A single attached sign shall not exceed on-hundred 
(100) square feet in gross surface area unless except where the building is at 
least one hundred thousand (100,000) square feet in floor area and occupied by 
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a single user, in which case the gross surface area shall not exceed two-hundred 
(200) square feet for a single attached sign.  
 
Mr. Vyverberg spoke to the current code that requires restaurants to go through 
special use review. He explained after staff reviewed of the current requirement 
and other municipal regulations, Staff identified that restaurants could be 
permitted uses under certain circumstances.  He spoke to the changes to the 
business districts to allow restaurants that are do not have a local liquor license, 
a drive-thru, not more than 25 seats and are takeout only.  He explained they 
were written with flexibility for Village Council to review and ultimately decide how 
to address. 
 
Mr. Vyverberg explained this only takes in account if the restaurant does not 
require parking variation.  He spoke to the past when special use was not 
required and how present there are departments such as in environmental health 
that review and monitors all the food establishment facilities in the Village, 
building permit and code requirements and business licensing review and 
regulations accordingly.  Mr. Vyverberg stated from a staff perspective there is a 
comfortability contemplating restaurants as permitted uses under these 
circumstances.  He spoke to neighboring communities such as Arlington Heights, 
Mount Prospect and Schaumburg that they are permitted uses.  Mr. Vyverberg 
stated any restaurant request would go through permit review where zoning 
along with environmental health would review accordingly and determine if it may 
be processed administratively.  
 
Mr. Vyverberg noted the change from village “board” to “council” 
He noted the legislative intent is not to make any changes in the manufacturing 
district leaving them as a special use. 
 
Chairman Dwyer stated a restaurant may be appropriate on a corner but they 
should be reviewed and a special use approval should be required in 
manufacturing districts. 

Mr. Vyverberg spoke to areas that may be appropriate but agreed staff should 
review under special use review 
 
Chairman Dwyer asked how a cafeteria in an office building would fit in 
Mr. Vyverberg explained they would be required to submit a business plan and 
could be deemed as accessory use and would not require special use. 
 
Chairman Dwyer stated it is possible to see a cafeteria in the manufacturing 
district  
 
Mr. Fedota asked about an outside vendor operating a restaurant in an office. 

Mr. Vyverberg spoke to the park district having a 3rd party operator, but under 
review it is an accessory use and does not require relief. 
 
Mr. Fedota stated he thinks take out only may fit in the manufacturing area 
Chairman Dwyer stated they may be permitted but should be subject to council 
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approval 
Mr. Vyverberg stated he understands the notion to have takeout but it is site 
specific so should be reviewed. 
 
Mr. Friedman asked about structure of the amendment of how it is presented. He 
referred to the slide indicating he recommended changing the format to read as 
follows. 
(41)  

a) Restaurants with all the following criteria  
1) Without a local Liquor license  
2) Without a drive thru  
3) With 25 or fewer seats   

 b) Takeout only restaurants  
Mr. Vyverberg clarified the attempt was to write in a manner to give Village 
Council flexibility. 
Discussion on wording and clarity for Village Council review. 
 
Mr. Friedman asked about the reason staff is setting scale/size based on seat 
count when other communities are more often based on square footage.  He 
stated seat count can be changed after they move into a space rather than 
square footage remain the same. 

Mr. Vyverberg explained they reviewed restaurants and found typical to be 
associated with a liquor license.  He explained they researched restaurants in 
Palatine that did not have liquor licenses and based it on their seat count.  Mr. 
Vyverberg stated Plan Commission can add to note to include square footage for 
Council review.   
Discussion on review processes if business plan changes including seat count or 
expansion. 
 
Mr. Vyverberg spoke to the special use transfer process which requires review to 
ensure business plan has not changed. 
 
Mr. Fedota asked if code addresses monotony to prevent 7 restaurants to open 
next to each other to cause bad business. 
Mr. Vyverberg spoke to the parking requirements that would limit the types of 
businesses, as that many restaurants at the same center would most likely 
require a variation. 
 
Mr. Friedman pointed out restaurants are different based on trash output, 
deliveries, exhaust that impact surrounding properties.  He asked how to prevent 
this from being an issue. 
Mr. Vyverberg stated all are covered in our code including: environmental health, 
property maintenance, traffic, delivery within retail, dumpster enclosures and 
screening, size of trash and frequency need to be emptied.  He spoke to the 
noise within business district code and explained staff is comfortable going 
forward with all these in place. 
 
Chairman Dwyer stated he liked Mr. Friedman’s original wording request pointing 
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out it can all be one sentence.  He stated “Takeout only” doesn’t need to be 
separate category because they would have 25 or fewer seats.  
 
Discussion on attached signage amendment and why it reads as “single user”. 
 
Chairman Dwyer asked when the adjacent municipalities are talking about larger 
signs are they limited to single users. 

Mr. Vyverberg answered no not in most circumstances. 

 

STAFF RECOMMENDATIONS: 
Staff recommends approval of the text amendments to allow restaurants as a 
permitted use under certain circumstances and conversely reviewing the sign 
limitations of attached signage in commercial and manufacturing districts to 
include the revisions that are in tonight’s slide presentation. 
 
Ms. Williams made a motion to close the public hearing; seconded by  
Mr. Hansen   
 
DISCUSSION: 
 
Mr. Fedota asked about signage related to single user pointing out in large scale 
buildings it could be likely to have more than one business but relate to primary 
business which may be detrimental to limit them. 
 
Discussion on definition of single users depending leases. 
Discussion on sign limitation if additional users in one property 
 
Chairman Dwyer proposed changing wording from single user to single sign 
Mr. Vyverberg explained the code amendment and what is allowed for additional 
signage a presently can have.  
 
Mr. Fedota clarified the amendment is for mounted not monument. 
Mr. Vyverberg explained it is for attached signage. 
 
Discussion on single user versus single tenant. 
 

Chairman Dwyer stated the board should leave the amendment as written and let 
council decide on verbiage. 
 
Chairman Dwyer recommended removing “takeout” in the restaurant special use 
amendment and combine all other circumstances into one sentence  
 
Mr. Bettenhausen spoke to his changes he sent to board and staff including 
taverns and bars. 
 
Mr. Vyverberg stated he agrees with the majority of Mr. Bettenhausen’ s 
comments but needs to confirm with the Village Attorney regarding the scope. 
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Chairman Dwyer pointed out no changes can be made that were not mentioned 
in the public notice. 
 
Discussion on the text amendment change process. 
 
Mr. Noonan made a motion to approve with the change to make one 
sentence and removing “take out only” restaurant seconded by Mr. 
Friedman 
 
Chairman Dwyer summarized that this request has met the standards and 
was unanimously approved by a vote of 8-0. This item will tentatively go to 
Village Council on June 7, 2021 

RESULT: RECOMMENDED TO APPROVE [UNANIMOUS] 

MOVER: Patrick Noonan, Plan Commissioner 

SECONDER: Eric Friedman, Plan Commissioner 

AYES: Hansen, Dwyer, Noonan, Williams, Friedman, Bettenhausen, Kolososki, 

Fedota 

ABSENT: Robins 
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IV. COMMUNICATIONS 

V. ADJOURNMENT 

1. Motion to Adjourn - Motion Carried by Voice Vote 

Ms. Williams made a motion to adjourn; seconded by Mr. Noonan. 

RESULT: MOTION CARRIED BY VOICE VOTE [UNANIMOUS] 

MOVER: Teri Williams, Plan Commissioner 

SECONDER: Patrick Noonan, Plan Commissioner 

AYES: Hansen, Dwyer, Noonan, Williams, Friedman, Bettenhausen, Kolososki, 

Fedota 

ABSENT: Robins 
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VILLAGE OF PALATINE 
Plan Commission 

 

SCHEDULED 06/01/21 07:00 PM 

 

CASE STAFF STATEMENT (ID # 6816) 

 Page 1 

700-790 W. Euclid Avenue 

CASE NUMBER: 2021-49 

 

PETITIONER:  Regency Retail, LLC C/O Heitman LLC (Kristofer Ames) 

 

LOCATION:  700-790 W. Euclid Road (Regency Plaza Shopping Center) 

 

PROPOSAL: 

The Petitioner did not meet the deadline for the Public Notice requirements. Therefore, 

this item shall be continued to the next Plan Commission hearing on Tuesday, June 15, 

2021. 
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VILLAGE OF PALATINE 
Plan Commission 

 

SCHEDULED 06/01/21 07:00 PM 

 

CASE STAFF STATEMENT (ID # 6809) 

 Page 1 

3 E. Slade Street 

CASE NUMBER: 21-33 

 

PETITIONER:  Patrick Driscoll 

 

LOCATION:  3 E. Slade Street 

 

PROPOSAL:  

 

1. Special Use to permit a non-conforming multi-family dwelling for which legal 

documentation indicating that the dwelling conforms to the Zoning Ordinance 

cannot be provided pursuant to Section 10.06 (c) (16) of the Palatine Zoning 

Ordinance. 

 

2. Variation to permit a non-conforming multi-family dwelling that has not been in 

operation since January 1, 1987 pursuant to Section 10.06 (c) (16) of the 

Palatine Zoning Ordinance. 

 

ZONING AND LAND USE:  R-2 Single Family Residential 

 

SURROUNDING CONDITIONS:  

North: P Planned Development  

South: Union Pacific Northwest Rail  

East: R-2 Single-Family Residential 

West: B-1 Shopping Center 

 

COMPREHENSIVE PLAN:  Single-Family Residential (future) 

 

BACKGROUND: 
The Subject Property is currently improved with a residential dwelling, detached one-car 

garage, and associated driveway. The Petitioner is requesting a Special Use and 

Variation to permit a non-conforming 2-unit dwelling within the R-2 Single-Family 

Residential district. Therefore, the Petitioner is requesting:  

 

1. Special Use to permit a non-conforming 2-unit dwelling for which legal 

documentation indicating that the dwelling conforms to the Zoning Ordinance 

cannot be provided pursuant to Section 10.06 (c) (16) of the Palatine Zoning 

Ordinance. 

3.2
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Case Staff Statement (ID # 6809) 
Meeting of June 1, 2021 

 Page 2 

 

2. Variation to permit a non-conforming multi-family dwelling that has not been in 

continuous use as a multi-family dwelling since January 1, 1987 pursuant to 

Section 10.06 (c) (16) of the Palatine Zoning Ordinance. 

 
SITE ANALYSIS: 

 Per the Petitioner (current owner) and the previous owner, there has been a studio 
apartment upstairs since 2003. The previous owner indicated the space was used 

for various family members and friends from 2003 to 2014, and from 2014-2019, it 
was exclusively used by the owner. The physical layout of the home and separation 
of the two units appear as though the home was constructed in its current 
configuration. The review of the Village's historical building permit information for the 
property did not locate any relevant information about its construction or use. 

 The studio is approximately 540 sq. ft. It has a separate full bathroom, kitchen, living 
area and bedroom. There are also separate private entrances.   

 Under the R-2 Single-Family zoning, multi-family dwellings are not permitted uses; 

and, all multi-family dwellings in the single-family residential district are non-

conforming. However, due to the number of non-conforming multi-family dwellings 

and difficulty determining whether the dwelling is legal or illegal, the Village 

approved a text amendment in 1997 to allow Special Use review of non-conforming 

multi-family dwellings in single-family residential districts. In the background and 

staff statement information for the text amendment in 1997, Staff noted the following 

in its presentation of the proposed text amendment: 

 

1. There were an estimated 130 multi-family residential units in properties 

zoned for single-family uses and licensed by the Village, with another 

estimated 100 units in single-family properties not licensed or 

inspected by the Village. The majority of these properties were either 

two or three units. 

2. Prior to the 1960’s, the Village did not maintain historical building 

permit applications and materials. 

3. Due to the age of many of these properties, the historical building 

permit information is, in many instances, not available. 

  

 Per Section 10.06 (c) (16) of the Palatine Zoning Ordinance, non-conforming multi-
family dwellings are a Special Use in the R-2 district for which legal documentation 
indicating that the dwellings conform to the Zoning Ordinance cannot be provided 
subject to the following conditions: 

o 16.01 - The dwelling shall contain three or fewer dwelling units 

3.2
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Case Staff Statement (ID # 6809) 
Meeting of June 1, 2021 

 Page 3 

o 16.02 - The dwelling shall have been in continuous use as a multi-family 

dwelling since January 1, 1987; and 

o 16.03 - The owner of the dwelling shall obtain a rental license from the Health 

Department as required by Sec. 10-15 of the Palatine Code of Ordinances. 

***The Petitioner is seeking a Variation to 16.02.  

 In addition to the Subject Property, there are two additional multi-family dwellings on 
the south side of the block zoned R-2 (15 E. Slade Street & 20-24 N. Hale Street). 

 The Future Land Use identifies the entire block as single-family residential. Despite 
the Subject Property’s adjacency to the Downtown, Plum Grove Road has been 
identified as the eastern edge of the downtown area.  

 The Subject Property could accommodate up to four vehicles in the driveway and 

one vehicle in the garage, which meets Code. 

 
DEPARTMENTAL REVIEWS: 
 

Community Services 1-hour fire separation verification is required.  

Engineering N/A 

Environmental Health N/A 

Fire Prevention Smoke alarms and carbon monoxide alarms verification 

required.   

Public Works N/A 

Police N/A 

 

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, is so designed, located, and proposed to be operated that the public health, 
safety, and welfare will be protected and will not cause substantial injury to the value of 
other property in the neighborhood in which it is located. The Petitioners have attempted 
to address the required standards. 
 
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. 
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Case Staff Statement (ID # 6809) 
Meeting of June 1, 2021 

 Page 4 

STAFF RECOMMENDATION: 
 
While the proposal does not follow the recommendations of the future comprehensive 

plan, which identifies the future of this property as a single-family residential use, the 

Petitioner and previous owner have indicated the studio has been used as a separate 

residence since at least 2003. The 1997 text amendment was approved to specifically 

address existing non-conforming multi-family residential dwellings as a Special Use in 

the single-family residential districts. Due to the existing configuration of the home, its 

proximity to other adjacent existing non-conforming multi-family dwellings, (single-family 

residential properties), downtown corridor, and the Union Pacific Northwest railroad to 

the south, Staff recommends action at the discretion of the proposed Special Use and 

Variation, subject to the following conditions:  

 

1. The Special Use and Variation request shall substantially conform to the floor 

plans prepared by the Petitioner dated 02/23/2018, except as such plans may be 

revised to conform to Village Codes and Ordinances. 

2. A rental license shall be obtained.   

3. If required, the dumpster location and enclosure shall be installed in a manner 

acceptable to the Village of Palatine.  

4. Prior to the issuance of a rental license, the Petitioner shall confirm with the Fire 

Prevention Department if the proposed smoke alarms and carbon monoxide 

alarms are present for both units. Units with multiple smoke alarms required shall 

have them interconnected.  

5. Verification from a licensed architect that each dwelling unit in this building are 

separated from each other by wall and floor assemblies not less than 1-hour 

resistance shall be submitted, in a manner acceptable to the Village of Palatine. 

6. A building permit shall be obtained for any life safety or other building 
improvements, which require a building permit.  

 
 
ATTACHMENTS: 

 Aerial 

 Application 

 Petitioner Justification 

 Plat of Survey 

 Floor plans 

 Pictures submitted by Petitioner 

 Pictures submitted by the Petitioner (2) 
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Case Staff Statement (ID # 6809) 
Meeting of June 1, 2021 

 Page 5 

 Village of Palatine Ordinance #O-32-97 - Special Use Non Conforming Multi-family units 

 Letter from the previous property owner 

 Public Notice - 3 E. Slade Street 

3.2
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VILLAGE OF PALATINE 
Plan Commission 

 

SCHEDULED 06/01/21 07:00 PM 

 

CASE STAFF STATEMENT (ID # 6817) 

 Page 1 

828 W. Hillside Street 

CASE NUMBER: 20-70 

PETITIONER:  Ronald Vik 

LOCATION:  828 W. Hillside Street 

PROPOSAL: 

1. Preliminary and Final Plat of Subdivision to permit a 2-lot single-family residential 
development; and, 

2. Rezoning from R-1 Single-Family Residential to R-2 Single-Family Residential; 
and, 

3. Special Use for front yard setback (Lot 2). 

 

ZONING AND LAND USE: R-1 Single-Family Residential  

SURROUNDING CONDITIONS:  

North: R-1 Single-Family Residential 

South: R-2 Single-Family Residential  

East: R-1 Single-Family Residential 

West: R-1 Single-Family Residential 

 

COMPREHENSIVE PLAN:  Single-Family Residential  

BACKGROUND: 

The Subject Property, approximately 0.56 acres, is one single-family residential lot with 
one single-family residence. The Petitioner, owner, is seeking to rezone the Subject 
Property from R-1 to R-2 and subdivide the lot into two separate lots. Additionally, the 
existing single-family residence (proposed Lot 2) will remain and it has an existing non-
conforming front yard setback of 23’ (30’ is required for the R-2 district). Therefore, the 
Petitioner is seeking approval of the following:  

1. Preliminary and Final Plat of Subdivision to permit a 2-lot single-family 
residential development; and, 

2. Rezoning from R-1 Single-Family Residential to R-2 Single-Family 
Residential; and, 
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Case Staff Statement (ID # 6817) 
Meeting of June 1, 2021 

 Page 2 

3. Special Use for front yard setback (Lot 2). 

 

ANALYSIS: 

Zoning and Site Design 

 The Subject Property is currently zoned R-1 Single-Family Residential and contains 
one single-family residence on one lot.  

 The proposal would allow for 2 lots, with the existing single-family residence 
(proposed Lot 2) to remain. Additionally, the existing single-family residence is 
setback 23’ from the front property line instead of the minimum required 30’ for 
properties zoned R-2 Single-Family, which requires a Special Use. Building and lot 
coverage for proposed Lot 2 would meet Code. 

 The following table provides an analysis of the proposed lots:  

 Lot Size     (9,000 

sq. ft. required) 

Lot Width     (75’ 

required) 

Lot Depth     (110’ 

required) 

Proposed Lot 1 12,210 sq. ft. 92.5’ 132’ 

Proposed Lot 2 
(existing SFR to remain) 

12,210 sq. ft. 92.5’ 132’ 

 

 Properties northwest of the subject site remain mostly R-1 zoning with larger lots 

(approximately 20,000 square feet). Recent developments to the south and 

southwest have been rezoned to R-2 with lot sizes that generally range from 

9,000-11,000 square feet. Properties on the east side of Quentin Road are 

mostly R-2 with similar lot sizes to the proposed development.  

 Recent developments in the surrounding area include, but are not limited to, the 

following:  

o 2018 - Hillside Subdivision, located directly south of the Subject 

Property, received approval for a 4-lot subdivision, rezoning from R-1 

to R-2, and additional relief for setbacks.  

o 2010 - Kenilworth Estates Subdivision, located at the northeast corner 

of Crescent Avenue and Kenilworth Avenue, received approval for a 2-

lot subdivision, rezoning from R-1 to R-2, and additional relief for lot 

width and setbacks.  

o 2006 - Lillian Place Subdivision, located at the southeast corner of 

Crescent Avenue and Kenilworth Avenue, received approval for a 2-lot 
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Meeting of June 1, 2021 

 Page 3 

subdivision, rezoning from R-1 to R-2, and additional relief for lot width.  

o 2005 - Brookside Hill Subdivision, located near the northwest corner of 

Brookside Street and Quentin Road, received approval for a 2-lot 

subdivision and rezoning from R-1 to R-2. 

o 2004 - Brookside Resubdivision, located directly west of Brookside Hill 

Subdivision, received approval for a 2-lot subdivision and rezoning 

from R-1 to R-2.  

 This property is located within Sub-Area “A”. This section of Sub-Area “A” shall be 
designed for lot sizes with a minimum 9,000 square feet. 

 

Engineering 

 93 LF of storm sewer will be installed to connect to an existing catch basin located 
between 849 and 825 W. Glencoe Road. 

 Sanitary will connect to the existing sanitary on the south side of Hillside Street. 

 Water service will connect to existing water service on the north side of Hillside 
Street. 

 Sidewalks shall be constructed along the frontage of each lot. Parkway trees would 

be planted in accordance with Code.  

 In 2020, through the Village’s residential drainage program, the rear yards of 828 W. 

Hillside, 124 S. Quentin Road, and 803, 815, 125 W. Glencoe Street were identified 

as a site that would benefit from a public storm sewer extension. The intention of the 

program is to extend the public storm sewer to areas that experience long-term 

standing water after a rain event that cannot be addressed by a property owner 

grading or similar work. The program is first prioritized by structures that are flooding 

as a result and secondly by benefiting properties. The five properties had to agree 

that there was a need and a want by the owners submitting a portion of the cost per 

benefiting property. At this point, the Village extended a public storm sewer to the 

rear yards of the properties to help elevate standing water after rain events. 

 

RECOMMENDATIONS: 

While several of the immediately adjacent properties remain R-1 zoning with larger lots, 

the proposal is consistent with recent developments in the area. Additionally, the 
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Case Staff Statement (ID # 6817) 
Meeting of June 1, 2021 

 Page 4 

Subject Properties are located within Sub-Area “A”, which recommends that new 

subdivisions be designed with lot sizes of at least 9,000 square feet for interior lots. With 

that being said, Staff recommends approval of the proposal, subject to the following 

conditions:  

1. The development shall substantially conform to the Plat of Subdivision by 

Norman J. Toberman & Associates, LLC and the Engineering Plans by Norman 

J. Toberman & Associates, LLC, dated 2/12/2021 last revised 04/14/2021, except 

as such plans may be revised to conform to Village Codes and Ordinances.  

2. A Public Improvement letter of credit or appropriate security deposit shall be 

submitted in a manner acceptable to the Village Engineer. 

3. 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. 

4. The Final Plat of Subdivision shall be submitted on Mylar and significantly 

conform to the Plat of Subdivision prepared by Norman J. Toberman & 

Associates, LLC.  

5. A Subdivision Improvement Agreement shall be submitted. 

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

7. The Final Engineering Plans and Final Engineer’s Cost Estimate shall be revised 

in a manner acceptable to the Village Engineer. 

8. Cash-in-lieu of detention shall be submitted in a manner acceptable to the Village 

Engineer. 

11. The existing shed on the proposed Lot 1 shall be removed.  

12. A building permit for sanitary connection for proposed Lot 2 is required. The 

existing well can remain as is. A building permit is required for water connection.  

13. The new home shall be sprinkled.  

14. Water recapture fees shall be paid in a manner acceptable to the Village 

Engineer. This amount is subject to change up to the date of the Village Council 

approval. 

15. Sanitary recapture fees shall be paid in a manner acceptable to the Village 
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Case Staff Statement (ID # 6817) 
Meeting of June 1, 2021 

 Page 5 

Engineer. This amount is subject to change up to the date of the Village Council 

approval. 

16. Given the proximity to Quentin Road, a construction schedule and parking plan 

for contractors and material haulers shall be submitted in a manner acceptable to 

the Village of Palatine prior to the issuance of a building permit. 

 
 
ATTACHMENTS: 

 Aerial 

 Applications 

 Plat of Survey 

 Plat of Subdivision 

 Engineering Plans 04-2021 

 Public Notice_828 W. Hillside Street 
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














DUTY TO INDEMNIFY









LOCATION MAP

WORK

SITE

THE FOLLOWING CODES AND SPECIFICATIONS ARE INCORPORATED INTO THESE DOCUMENTS BY

REFERENCE AND SHALL BE CONSIDERED MINIMUM CONSTRUCTION STANDARDS.  IF ANY

CONFLICT EXISTS BETWEEN THE PLANS, SPECIFICATIONS, OR CODES, THE STRICTEST

CONDITION SHALL APPLY.  IF NO EDITION IS CITED, THE CURRENT EDITION SHALL APPLY:

REFERENCED STANDARDS

828 W. Hillside Street, Palatine, IL

PROJECT

C-1

SHEET INDEX

TITLE, NOTES & DETAIL SHEET

C-2 TOPO. & DEMO. PLAN

C-3 SITE PLAN

C-4

2016 IDOT STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION

2017 IDOT SUPPLEMENTAL SPECIFICATIONS AND RECURRING SPECIAL PROVISIONS

ISPE STANDARD SPECIFICATIONS OF WATER AND SEWER CONSTRUCTION IN ILLINOIS

MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES

VILLAGE OF PALATINE CODE OF ORDINANCES

MWRDGC WATERSHED MANAGEMENT ORDINANCE

UTILITY PLAN

1. THE CONTRACTOR SHALL PERFORM ALL WORK PER THE REFERENCED STANDARDS.

2. THE CONTRACTOR SHALL NOTIFY THE OWNER, MUNICIPALITY, AND NORMAN J.

TOBERMAN AND ASSOCIATES, LLC. A MINIMUM OF THREE (3) DAYS BEFORE START OF

CONSTRUCTION.

NORMAN J. TOBERMAN & ASSOCIATES, LLC. (847) 439-8225

VILLAGE OF PALATINE (847) 358-7500

3. THE CONTRACTOR SHALL REQUEST A UTILITY LOCATE A MINIMUM OF 48 HOURS

PRIOR TO START OF CONSTRUCTION ACTIVITIES.  CONTACT J.U.L.I.E. AT (800) 892-0123

OR 811.

4.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR SCHEDULING INSPECTIONS.

5. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR ENSURING THAT THE CIVIL

ENGINEERING PLANS AND ANY PLANS PREPARED BY OTHERS ARE CONCURRENT.

6. DO NOT SCALE PLANS FOR CONSTRUCTION DRAWINGS, VERIFY ALL DIMENSIONS IN

FIELD.

7.

THE CONTRACTOR SHALL VERIFY THE LOCATIONS & DEPTHS OF ALL UTILITIES.  THE

CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY OF ANY DISCREPANCIES

OR CONFLICTS AND SHALL BE RESPONSIBLE FOR REPAIR OF DAMAGE DONE TO

UTILITIES WITHIN THE LIMITS OF IMPROVEMENT.

8. A COPY OF THE APPROVED ENGINEERING PLANS IS TO REMAIN ON SITE AT ALL TIMES.

9. THE CONTRACTOR SHALL INSTALL BARRICADES, CLOSE WALKS BEFORE STARTING

AND COVER EXCAVATIONS AT THE END OF EACH DAY.

10. THE CONTRACTOR SHALL MAINTAIN "POSITIVE" SITE DRAINAGE DURING

CONSTRUCTION.

GENERAL NOTES

11. THE CONTRACTOR SHALL REMOVE OR SECURE CONSTRUCTION EQUIPMENT AT THE

END OF EACH DAY.

12. THE CONTRACTOR SHALL OBTAIN ALL REQUIRED LOCAL PERMITS.

13.

14.

15.

THE CONTRACTOR SHALL INDEMNIFY THE OWNER, ENGINEER AND JURISDICTIONAL

AUTHORITIES, INCLUDING THEIR AGENCTS, AND NEIGHBORING PROPERTY OWNERS

FROM LIABILITIES.

16.

17.

THE CONTRACTOR SHALL VERIFY ELEVATIONS BEFORE STARTING WORK AND SHALL

NOTIFY THE ENGINEER OF ANY DISCREPANCIES.

18.

THE CONTRACTOR SHALL PROVIDE ADEQUATE CONSTRUCTION SIGNS & BARRICADES.

19.

THE CONTRACTOR SHALL MERGE COST FOR ANY INCIDENTAL ITEMS INTO HIS

PROPOSAL.

20.

THE CONTRACTOR SHALL GUARANTEE PLANT/PAVING MATERIALS & WORKMANSHIP

FOR ONE YEAR.

THE CONTRACTOR SHALL REMOVE AND DISPOSE OF UNSUITABLE AND EXCESS

MATERIAL.

THE CONTRACTOR SHALL COMPLY WITH PA 96-1416/CLEAN CONSTRUCTION DEBRIS

REMOVAL & OFF-SITE DISPOSAL REQUIREMENTS.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR SITE CONSTRUCTION STAKING AND

LAYOUT.

21. THESE ENGINEERING PLANS DO NOT MEET THE MINIMUM REQUIREMENTS FOR A PLAT

OF SURVEY.  THE PROPERTY LINES AND BOUNDARIES SHOWN ON THESE PLANS ARE

FOR REFERENCE ONLY.  THE CONTRACTOR SHALL REFER TO THE TITLE, DEED,

ABSTRACT OR PLAT OF SURVEY AND SHALL VERIFY THE PROPERTY BOUNDARY

PRIOR TO CONSTRUCTION STAKING.

2. THE CONTRACTOR SHALL KEEP THE WORK SITE, LOT, AND WALK FREE OF MUD &

DEBRIS.

EROSION CONTROL NOTES

3. THE CONTRACTOR SHALL INSTALL TEMPORARY SILT & CONSTRUCTION FENCES AND

STABILIZED CONSTRUCTION ENTRANCE PRIOR TO START OF CONSTRUCTION.

4. THE TEMPORARY EROSION CONTROL MEASURES DEPICTED UPON THE PLANS ARE

MINIMUM REQUIREMENTS.  ADDITIONAL EROSION CONTROL MEASURERS MAY BE

REQUIRED BY THE JURISDICTIONAL AUTHORITY.

1. THE CONTRACTOR SHALL PERFORM EROSION CONTROL AND SEDIMENT PROTECTION

WORK PER THE ILLINOIS URBAN MANUAL FOR SOIL EROSION AND SEDIMENT

CONTROL, LATEST EDITION AND LOCAL CODES AND STANDARDS.

5. THE CONTRACTOR SHALL PROTECT DITCHES, STORM SEWERS, AND CULVERTS FROM

SILTATION.

6. THE CONTRACTOR SHALL FILTER WATER PUMPED FROM DEWATERING OPERATIONS

BEFORE IT FLOWS OFFSITE.

7. THE CONTRACTOR SHALL TEMPORARILY SEED TOPSOIL STOCKPILE IF DIRECTED BY

THE JURISDICTIONAL AUTHORITY.

8. THE CONTRACTOR SHALL SWEEP ADJACENT ROADWAYS TO REMOVE TRACKED MUD.

9. THE CONTRACTOR SHALL REGULARLY INSPECT AND MAINTAIN TEMPORARY EROSION

CONTROL MEASURES.

10. PERMANENT SOIL STABILIZATION SHALL OCCUR WITHIN 14 DAYS AFTER COMPLETION

OF FINAL GRADING OF THE SITE.

ALL OF LOT 5 AND THE EAST HALF (EXCEPT THE 40.00 FEET THEREOF) OF LOT 6 IN BLOCK 5 IN ARTHUR T. MCINTOSH AND COMPANY'S
PALATINE HILLS, BEING A SUBDIVISION OF PART OF THE EAST HALF OF THE NORTHEAST QUARTER OF SECTION 21, TOWNSHIP 42 NORTH,
RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF REGISTERED FEBRUARY 15, 1928 AS DOCUMENT

NUMBER 392915, IN COOK COUNTY, ILLINOIS.

PIN #02-21-209-014-0000









PROPOSED 2 LOT SUBDIVISION

GRADING & EROSION PLAN
C-5

DETAIL SHEET
C-6
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










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