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I. CALL TO ORDER 

II. MEETING MINUTES 

1. Planning and Zoning Commission - Regular Meeting - May 13, 2025 7:00 PM 

III. PUBLIC HEARING 

1. 501 N. Hicks Road - SU Dental Office 

a. Special Use to permit a dental office. 

2. 605-619 E. Dundee Road 

a. Variation to allow a donation bin on a commercial shopping center property 
and not on a property used for educational, institutional, religious, or not for profit 
uses, as required by Code; 
 
b.  Planned Development Amendment to allow a site plan change to allow the 
donation bin to be placed in the shopping center parking lot (west of the Wells 
Fargo bank), which includes the removal of approximately 2-3 parking spaces. 

IV. COMMUNICATIONS 

V. ADJOURNMENT 
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I. CALL TO ORDER 

 
Attendee Name Title Status Arrived 

Patrick Noonan Commissioner Present  

Cindy Roth-Wurster Commissioner Present  

Eric Friedman Vice Chairperson Present  

Jan Wood Chairperson Present  

Rodney Bettenhausen Commissioner Present  

Robert Kolososki Commissioner Present  

Kevin Cavanaugh Commissioner Present  

Stephen Fedota Commissioner Present  

Tim Schubert Commissioner Present  

 

II. MINUTES 

1. Planning and Zoning Commission - Regular Meeting - Apr 22, 2025 7:00 PM - 
Accepted as Amended 

RESULT: ACCEPTED AS AMENDED [UNANIMOUS] 

MOVER: Stephen Fedota, Commissioner 

SECONDER: Tim Schubert, Commissioner 

AYES: Noonan, Roth-Wurster, Friedman, Wood, Bettenhausen, Kolososki, 

Cavanaugh, Fedota, Schubert 
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III. PUBLIC HEARING 

1. 1239 W. Autumn Road - Recommend to Deny 

SU-000161-2025 - 1239 W Autumn Road - Recommended to Deny 
 
Notice was published in the Journal & Topics on April 24, 2025 and mailed to the 
required surrounding property owners. 
 
Petitioner's Exhibits: 

1. Application & Real Estate Disclosure 
2. Proof of Ownership 
3. Plat of Survey 
4. Site Plan 
5. Elevation 
6. Public Notice 

 
Mr. Auer provides the background for the request: 
 
The Subject Property is zoned R-2, single-family residential and is approximately 
14,483 square feet. The property is located in the Autumn Road subdivision and 
is improved with a single-family home. Currently, there is no fencing at the 
subject property.  
The fence is proposed to be located in the subject property’s side yard abutting a 
street yard (north Grove Avenue). Concurrently, this side yard abuts the front 
yard of a residential lot to the south. This property is categorized as a “corner lot” 
by the Village of Palatine Zoning ordinance.  
Pursuant to 6.03(b)(6)(b) “Special Uses” of the Village of Palatine Zoning 
Ordinance, fences located in a side yard abutting a street, which also abut the 
side lot line of a front yard, of an adjacent lot, are only permitted when approved 
through special use procedure. The petitioner is requesting Special Use approval 
to permit a fence in a side yard abutting a street and a fence in the side yard 
abutting a street, which abuts the side lot line of an adjacent front yard. 
Mr. Auer reviewed the existing conditions and discussed the special use 
standards.  He also referenced existing property references within the Village 
and similar circumstances, where fences were approved with 15 or 20’ setbacks.  
 
 
Sworn in petitioners: Yante Miranda and Jose Hernandez - 1239 W Autumn 

Road 

Ms. Miranda states she has been a resident of Palatine for 21 years. They 
purchased the property in 2023. She explains her request is based on privacy 
and safety concerns. She notes that the existing properties presented do not 
reflect her property’s conditions. The side where she is requesting the fence is 
flat and provides access to the water spigot. She uses a walker and wheelchair 
and needs access to the level side of the house. The rest of the property is 
graded unevenly, making this the only accessible area. She adds that her 

2.1

Packet Pg. 3

M
in

u
te

s 
A

cc
ep

ta
n

ce
: 

M
in

u
te

s 
o

f 
M

ay
 1

3,
 2

02
5 

7:
00

 P
M

  (
M

ee
ti

n
g

 M
in

u
te

s)



Minutes Planning and Zoning Commission May 13, 2025 

VILLAGE OF PALATINE  Page 3   

daughter has special needs, and the fence would help keep her safe. She 
emphasizes that their situation is unique and asks for her special conditions to be 
considered. 
Mr. Hernandez states he is a CDL driver and travels out of town every month. He 
wants to ensure his wife and daughter are safe, while he is away. He agrees the 
requested side is more level than the other side. 
Chairman Wood asks when the house was purchased. 
Ms. Miranda confirms it was in 2023. 
Chairman Wood asks if there is a rear entrance and whether the home was 
newly constructed to accommodate her condition. 
Ms. Miranda says they would like to add a patio in the back, but the grading was 
altered due to water runoff. It wasn’t originally like that. 
Chairman Wood asks if the fence is to prevent people from entering the property. 
Ms. Miranda confirms and states it is a high-traffic area and a safety concern. 
Chairman Wood asks if the neighbor, who objected, is present. 
Ms. Miranda says no, and Mr. Hernandez clarifies it’s the neighbor across the 
street. 
Chairman Wood notes there are decorative fences in the area and asks if they 
are seeking privacy. 
Ms. Miranda confirms it is for privacy, reiterating that it’s the only side she can 
walk on due to the grading. 
Commissioner Kolososki asks why they are requesting 6' fences on the rest of 
the property. 
Ms. Miranda responds that a neighboring property has a 6' fence, and they want 
the height to match, though not the material. 
Commissioner Friedman asks her to reference the site plan and explain the 5' 
setback request. 
Ms. Miranda explains there is no walkable area due to the slope. 
Commissioner Friedman asks if she accesses that area from the front door. 
Ms. Miranda confirms the question. 
Commissioner Friedman questions if a 15' setback would still allow space to 
walk. 
Ms. Miranda explains that she uses a walker, they have a tractor, and that side is 
the only usable outdoor space due to water runoff and slope. 
Commissioner Roth-Wurster notes the house was built by a developer who was 
aware of Miranda's needs. 
Ms. Miranda says the grading was changed to stop water from draining into the 
neighbor’s yard. 
Commissioner Roth-Wurster asks if the builder presented alternative options. 
Ms. Miranda says it was the Village that required the grading adjustment. 
Commissioner Friedman asks if the slope is at the front, back, or across the yard. 
Ms. Miranda states it’s a cross-slope across the yard. 
Commissioner Bettenhausen notes that a 6’ fence would block neighbors from 
seeing her in an emergency. 
Ms. Miranda says she is getting a special device to notify emergency services if 
she falls. 
Commissioner Bettenhausen asks if the yard could be regraded if a patio were 
added. 
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Ms. Miranda says regrading the backyard is not allowed. 
Chairman Wood asks if they have considered bushes. 
Ms. Miranda says she would consider it but notes the bushes would exceed 6’. 
Mr. Hernandez adds that neighboring bushes grow over sidewalks. 
Mr. Auer states that staff’s review and consideration was based on the fence 
being 5’ from the lot line. 
Chairman Wood asks whether the required setback in that area is 15’. 
Mr. Auer responds that the zoning district’s standard set back in the area is 20’ 
without a special use. 
Sworn in resident: Jeff Javior  & Tiffany Javior - 1235 W Autumn Road 

Mr. Javior refers to the slide showing the existing conditions and discusses the 
slope of the house, which makes it difficult for the owner to walk safely. He 
explains that the sidewalk on her side of Autumn Road is safe for walking, and 
the sidewalk across the street is the only other safe walking area available to her. 
He emphasizes that the only part of the property that is safe and accessible for 
her is the area where she is requesting to install the fence. He describes the 
original development and notes that the planned grading was changed to prevent 
flooding of the house located at the bottom of the slope. He also mentions the 
construction of a berm as part of those changes. Mr. Javior expresses his 
support for the homeowner and advocates for her situation, stating that she 
should be able to enjoy and safely use her property. 
 

Commissioner Kolososki asks who installed the berm. 

 

Mr. Javior states it was required by the Village of Palatine. 

 

Commissioner Noonan asks staff if there is any documentation on this property. 

 

Ms. Bremanis states she does not have that information on hand for this 

development. 

 

Mr. Auer states that there is a drainage easement on the site plan and explains 

that stormwater impacts should be reduced for neighboring residents. 

Ms. Bremanis reiterates that the request at hand pertains solely to the fence, and 

drainage should not be part of this discussion, as the subdivision and home were 

inspected and approved through the process. 

Ms. Javior comments that if the fence is set back more than 5 feet, the petitioner 

would only have 9 feet of space to maneuver on her property. 

Commissioner Friedman states that the standard setback is 20 feet. 

Ms. Javior responds that the issue seems to be more about aesthetics than the 

petitioner’s quality of life, and she continues to advocate for the neighbor’s 

safety. 

 

 

STAFF RECOMMENDATION: 
 
In conclusion, the fence proposal is overall inconsistent with approved fences of 
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similar circumstance and character. Therefore, Staff does not recommend 
approval of the proposed special use application. Staff notes the other similar 
corner side yard fence approvals, provided a minimum 15-foot setback from the 
property line.  If the Planning and Zoning Commission recommends approval, 
Staff recommended the following condition: 
 

1. The fence is setback from the corner side lot line that parallels Grove Avenue, 
with a minimum 15-foot setback, in addition to the parkway along Grove Avenue, 
and includes the required landscaping between the fence and lot line.   
 
Mr. Auer states there will be a revision to this condition: 
The condition will read: If the Planning and Zoning Commission recommends 
the requested Special Use, the Special Use shall substantially conform to 
the site plans as submitted by the applicant, except as such plans may be 
changed to conform with the village codes and standards.  
 
Ms. Javior asks about a property that was allowed a 15’ setback if the standard is 
20’. 
Mr. Auer states that in this district, a 20’ setback is the minimum setback without 
a permit. A side yard request can be for 10’ or 15’, however it must be approved 
via special use. A fence in the side yard can be requested at a lesser distance, 
but it must go through the special use process. The property referenced was 
approved at 15’ as a special use. 

Chairman Wood states that variations and special uses are reviewed on a case-
by-case basis. Each request goes through the process and is evaluated 
individually. Some may be approved, and some may not. This is the same 
situation here, which is why residents may request a special use or variation. 

Ms. Javior asks why this special use for a disabled person would not 
automatically apply. 

Ms. Bremanis explains that a special use is not a guaranteed approval-it is 
simply the process through which a request can be made. Mr. Auer provided a 
sample of a property that was approved at 15’ through this same process. It was 
meant to demonstrate that relief was applied for and granted. Typically, fence 
requests at this reduced distance are denied. 

Ms. Javior refers to a house in the rear neighborhood that has a chain link fence 
with decorative landscaping. 

Mr. Auer states that the chain link fence was part of the final planned 
development for that subdivision. Applicants can request such allowances at the 
time of final planned development approval. 
 
There were no further questions. The public hearing was closed. 
 
Commissioner Cavanaugh Made a motion to approve subject staff’s 
conditions; seconded by Commissioner Schubert.  
 
DISCUSSION:  
Commissioner Schubert states that the neighborly support is commendable and 
appreciates the advocacy shown for the petitioner. He acknowledges that other 
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fence requests have been approved with varying visibility impacts, but this 
particular request raises concerns due to the placement of the fence on the side 
lot, which does not align with other homes on the street. He recognizes that the 
petitioner has unique needs that limit her ability to enjoy the property, but 
believes there may be alternative solutions to address those needs. 
Chairman Wood comments that this is a tough situation. She appreciates the 
passion and support from the neighbors and thinks it's commendable. From a 
safety standpoint, she has considered the neighboring property across the street 
and is concerned that the proposed fence may obstruct the view for other 
residents. She notes that, overall, fences in the neighborhood are typically in the 
backyards, not front yards. While the request meets safety concerns, it does not 
meet the aesthetic standards typically upheld. The 5’ setback is not commonly 
approved, making this a difficult decision. She emphasizes the importance of 
considering each case individually, and acknowledges the reasoning behind 
staff’s recommendation. 
Commissioner Kolososki states that even moving the fence back 10’ would be an 
improvement, as 5’ from the sidewalk feels too close. He acknowledges the 
sensitivity of the issue and believes a compromise may be possible. 
Chairman Wood replies that even an additional 5’ may not sufficiently address 
the concerns. 
Commissioner Kolososki adds that from a safety standpoint, someone might be 
inclined to come 5’ into the lot to look over the fence, whereas at a 20’ setback, 
that becomes less likely. 
Commissioner Roth-Wurster notes that corner lots naturally have less usable 
yard area. She emphasizes that when you install a fence, you're essentially 
putting up a wall, which may offer a false sense of security. If safety is a concern, 
she advises calling the police. While she’s empathetic to the petitioner’s situation 
and mobility limitations, she finds it difficult to support the request because of the 
broader impact on neighboring properties and the potential precedent it could 
set. She is not aware of similar special uses granted at this distance and feels 
the request does not meet the established standards. 
Commissioner Friedman states that the petitioner acknowledged that much of 
their yard isn’t usable due to the grading and their mobility concerns. He notes 
that of the area enclosed by the proposed fence, only about 20% would actually 
be of functional use to the homeowner. He encourages the petitioner to find a 
way to make use of that 20% in a way that meets their needs while staying within 
code requirements. From a planning and zoning perspective, he cannot support 
the request and urges the petitioner to explore other solutions. 
 
A vote to approve this request subject to staffs conditions as per the 
revised submitted plan. The motion was moved by Commissioner 
Cavanaugh and 2nd by Commissioner Fedota. The vote to approve was 
denied by a vote of 6-3.   A second motion to Deny the petitioners request 
was taken and moved by Commissioner Friedman and 2nd by 
Commissioner Fedota. The vote to deny was 6-3 and denied. This item will 
tentatively go to Village Council on Monday June 2nd, 2025. 
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RESULT: RECOMMEND TO DENY [6 TO 3] 

MOVER: Kevin Cavanaugh, Commissioner 

SECONDER: Tim Schubert, Commissioner 

AYES: Noonan, Roth-Wurster, Friedman, Bettenhausen, Fedota, Schubert 

NAYS: Wood, Kolososki, Cavanaugh 
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2. 2195 N. Hicks Road - Recommend To Approve 

VAR-000163-2025 - 2195 N Hicks Rd 

 
Notice was published in the Journal & Topics on April 24th, 2025 and mailed to 

the owners of the surrounding properties. 

 

Petitioner's Exhibits: 

1. Application 

2. Proof of Ownership 

3. Plat of Survey 

4. Site Plan 

5. Elevation 

6. Public Notice 

 

Background:  

Ms. Bremanis explains that In July of 2009, the Palatine Park District received 

approval for an offsite Electronic Message Board (EMB) sign, provides an 

elevation of the existing and proposed signage and states it will be located on the 

corner of N. Hicks Road and E. Recreation Drive with the following relief: 

1. Special Use for a reader board  

2. Variation to allow a reader board for a non-business use outside of the 

permitted corridors 

3. Variation to allow a reader board on less than 300 feet of lot frontage 

along an approved corridor 

4. Variation to allow the message board to be 50% of the sign area which 

would exceed the maximum permitted 40% of the total sign area 

5. Variation to allow the size of the proposed sign to be 53 square feet in size 

which would exceed the maximum permitted 50 square feet for an institutional 

use 

The Petitioner is now proposing to replace the existing EMB sign, with the same 

EMB sign type that is located on Northwest Highway at Community Park. The 

Petitioner is requesting a  

 

a. Special Use Amendment for electronic message board.  

 

b. Variation to allow an electronic message board to be 100% of the sign area 

instead of the permitted maximum 40%. 

 

c. Variation to allow the size of the proposed sign to be 69 square feet instead 

of the maximum permitted 50 square feet for institutional use.  

 

*Staff notes that the existing approved variation for the Falcon Park EMB sign 

allows a 53 square foot sign, for an institutional use. 
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Sworn in petitioner:  Michelle Eckelberry - 250 E Wood St - Palatine Park District 

- Director of District Services.  

Rodney Whitehead - Olympik Signs - 1130 N Garfield St., Lombard, IL - sign 

contractor. 

 

Mr. Whitehead explains that his company has been working in Palatine for over 

40 years and is familiar with the village's codes. They installed the sign at the 

Aquatic Center, and the new sign is consistent with that one, with the added 

benefit of being able to control both signs simultaneously. 

 

Ms. Eckelberry explains that the sign at the Aquatic Center was installed last fall, 

and the sign for the Falcon site will be the same. It will feature the Palatine Park 

District logo at the top and read "Falcon Park - Palatine Park District," with the 

message board below. The new signage will allow for broader communication 

within the community and coordination with other civic groups, enhancing the 

ability to share information. She states it is beneficial to provide real-time 

information. The sign can be turned off between 11:00 p.m. and 7:00 a.m., and 

its brightness can be dimmed. None of the signs flash or have continuous 

movement; the display functions more like a slideshow. 

Commissioner Friedman questions whether the fixed sign panel identifying 

Falcon Park is intended to be included. 

Ms. Eckelberry explains that it is part of the EMB however will be static and 

located at the top. 

 

Commissioner Noonan states that the sign is one complete unit, and the top 

portion will say "Falcon Park." 

 

Commissioner Friedman states that it appears to be part of the digital display. 

Mr. Whitehead states that the software has the ability to control the header.  

 

Commissioner Friedman confirms that the total square footage of the sign does 

not increase, as the header is integrated within the existing sign. 

 

Chairman Wood asks staff if there have been any issues with the Aquatic Center 

sign that may have caused distractions. 

Ms. Eckelberry states that the sign has a 20-second timer for displaying 

information. 

Ms. Bremanis states that no issues were brought up during the review. 

 

Chairman Wood - How long has it been up? 

Ms. Eckelberry - The new one has been up since last September. 

 

Chairman Wood - The sign information will be the same for both locations? 

Ms. Eckelberry states that it will be the same, but it also has the ability to include 

information specific to each location's upcoming events. 
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Commissioner Kolososki asks what the lifetime of the sign will be. 

Mr. Whitehead states that the board maintains its clarity and will still be relevant 

five, even ten years from now. 

 

Commissioner Schubert asks if it will brighter than the existing sign. 

Mr. Whitehead states it will not. 

 

Commissioner Kolososki asks if the sign will be relevant and worth the cost and 

effort. 

Ms. Eckelberry states that it is a way to connect that side of the community with 

the rest of town. It will provide information about concerts and events at other 

Palatine locations and parks, helping to unify the community. She believes it will 

be beneficial for all. 

 

Chairman Wood - The current sign is 46 sq. ft., and the new one will be 63 sq. 

ft.? 

Mr. Whitehead confirms that is correct. 

 

Ms. Bremanis further explains that the sign is located on an easement and is 

considered off-site signage. The easement was specifically created for the sign. 

She provides additional pictures of the area and the existing conditions, along 

with a visual representation of what the sign may look like. She notes that she 

may request they submit a new elevation showing the banner, so it can be 

associated with the ordinance and included as part of the approval. 

 

STAFF RECOMMENDATION: 

The Park District received approval for an EMB in 2009. While the existing sign 

could be replaced with one of the same size and scope, the Park District is 

requesting an increase of 17 square feet and a change in the EMB area from 

approximately 50% to 100%, to align with the existing sign on Northwest 

Highway, adjacent to the Family Aquatic Center. 

 

While staff understands the desire for a fully digital sign and the EMB 

management implications of being able to universally manage both signs on one 

system, the proposed changes represent a significant departure from the 

previously approved design and are located directly adjacent to residential 

properties. 

 

Therefore, Staff recommends action at the discretion of the Planning and Zoning 

Commission. If the Planning and Zoning Commission recommends approval, 

Staff recommends the following conditions: 

 

1. The Special Use and Variation shall substantially conform to the sign plan 

prepared by Olympik Signs dated 02/05/2025, except as such plans may be 

changed to conform to Village Codes and Ordinances.  

2. The Electronic Message Board may not be illuminated between the hours 
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of 11 PM - 7 AM. 

 

Chairman Wood asks what is the closest residential home. 

Ms. Bremanis gives an approximate distance but states that, without measuring, 

she does not have an exact figure. 

 

Commissioner Cavanaugh asks if there have been any complaints about the 

existing signage. 

Ms. Bremanis states that, to her knowledge, there have not been any complaints. 

 

There were no further questions. The public hearing was closed. 

 

Commissioner Cavanaugh Made a motion to approve subject staff's conditions; 

seconded by Commissioner Friedman.  

 

DISCUSSION:  

 

Chairman Wood states that past requests for EMB signage have been 

approached very conservatively regarding sign allotments. She notes that this 

request is for the community and would be a benefit. She states that the existing 

sign at Falcon is difficult to read, and the new sign would be an improvement. 

The request meets the special use and variation criteria and has a similar 

situation to compare it to. She adds that there is no negative impact on safety or 

welfare, it will not reduce property values, and the residential area is a significant 

distance from the signage. 

 

Commissioner Fedota states he is in favor of the sign. 

 

Commissioner Roth-Wurster notes that the technology has changed. She 

references the special use and sample sign, stating that it would be an 

improvement. She is in favor. 

 

Commissioner Friedman states that there are not many electronic signs in the 

area and no nearby driveways, so it will not be a distraction. He believes it is a 

good application for this technology. 

 

Chairman Wood summarized that this request has met the standards and 

was unanimously approved by a vote of 9-0. This item will tentatively go to 

Village Council on May 19th, 2025.  

RESULT: RECOMMEND TO APPROVE [UNANIMOUS] 

MOVER: Kevin Cavanaugh, Commissioner 

SECONDER: Eric Friedman, Vice Chairperson 

AYES: Noonan, Roth-Wurster, Friedman, Wood, Bettenhausen, Kolososki, 

Cavanaugh, Fedota, Schubert 
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3. 839 W Brookside Street, 262 S Quentin Road, including the 3 vacant lots south 
of 262 S Quentin Road, and 836 W. Dorchester Road. - Recommend To 
Approve 

PFSUB-000010-2025 - 839 W Brookside St. 

 

Notice was published in the Journal & Topics on April 24th, 20255 and mailed to 

the owners of the surrounding properties. 

 

Petitioner's Exhibits: 

1. Application 

2. Proof of Ownership 

3. Plat of Survey 

4. Plat of Subdivision 

5. Plat of Vacation 

6. Engineering Plans 

7. Elevations 

8. Public Notice 

 

 

Background:  

The properties were annexed in 2002 and consist of 6 lots ranging from 8,712 to 

20,025 square feet, totaling approximately 76,182 square feet (1.75 acres). They 

are currently zoned R-1 single-family residential. The surrounding properties are 

all zoned R-2 single-family residential.  

The Petitioner is requesting a Preliminary and Final Subdivision to re-subdivide 

the 6 subject lots into 6 reconfigured lots; rezone the properties from R-1 to R-2; 

and vacate of southern 3 feet of the W. Brookside Street right of way and 

northern 3 feet of the Dorchester Street right-of-way, abutting the subject 

properties. The Petitioner is requesting a Preliminary/Final Plat of Subdivision to 

permit a 6-lot single-family residential development; and Rezoning from R-1 

Single Family Residential to R-2 Single Family Residential; and Vacation of the 

southern 3 feet of the W. Brookside Street right-of-way and the northern 3 feet of 

W. Dorchester Road right-of-way, directly abutting the Subject Properties. 

 

 

Sworn in petitioner:  Greg Rose - 47 N Bothwell St., Palatine, IL - GWR 

Enterprises, Inc.  

Mr. Rose explains that the existing six lots include four that face Quentin Road 

and are substandard. He proposes subdividing the two furthest west properties 

into 75 x 135 ft lots-two homes would front Dorchester, and two would front 

Brookside. The remaining four lots, which face Quentin, would still have 

driveways off Dorchester and Brookside. These lots would be wider and more 

appealing, as they would be further from Quentin Road. He states they are 

requesting R-2 zoning to match other subdivisions in the area. The proposed 

2.1
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homes would be in the 3,000-4,000 sq. ft. range, with 75 ft. wide lots and 10 ft. 

setbacks. He provides conceptual elevations of the proposed homes and notes 

that they are seeking R-2 zoning with no variances or relief. 

Stormwater will be managed with a volume control area along Quentin Road. A 

depressional area will collect rainfall from the property before routing it into the 

MWRD system. He provides existing utility plans and notes that he was also the 

builder on two other nearby lots. 

Commissioner Friedman asks him to speak to the need for the change in the 

right-of-way-does it make these lots consistent or unique in terms of drainage 

compared to the existing lots? 

Mr. Rose states that it is not necessary, but it makes sense to include it. 

Ms. Bremanis shows the subdivision layout and highlights the areas that have 

been vacated. She states that the new lot lines will be consistent with 

neighboring properties on Brookside and Dorchester. 

Commissioner Bettenhausen asks if the footprint of Lots 3 and 4 could be moved 

5 or 10 feet to the east. 

Mr. Rose states that it would be left to the homeowner's discretion but feels they 

would be agreeable to maintaining a 10 ft. side yard setback to stay as far from 

Quentin Road as possible.  

Commissioner Friedman - What is the setback for interior lots? 

Mr. Rose - There will be 10 ft. side yard setbacks on all interior properties. The 

house width on those lots would be a maximum 55 ft., while the larger lots could 

accommodate wider homes. 

Commissioner Fedota asks if an HOA would be required for volume control 

maintenance. 

Mr. Rose states that the responsibility would be deeded to the property. If 

maintenance or adjustments were needed, the property owners would be 

required to share in the costs. 

 

Ms. Bremanis states that a sub-area plan was developed years ago, which 

envisioned R-2 zoning for this area. The new comprehensive plan includes the 

sub-area plan, and the proposed zoning is consistent with both the plan and the 

surrounding properties. She provides pictures of the existing conditions. 

Chairman Wood asks if sidewalks will be continued. 

Ms. Bremanis states that they would connect to the existing sidewalks. 

 

Sworn in Resident: Christine Kujanski - 855 W. Dorchester Road  

Concerns regarding drainage. States they are at the lowest point and would like 

to know what the process is, the length of time and how drainage would be 

addressed. She explains the current issues and would like assurance that these 

concerns would be considered. 

  

Mr. Rose states that the engineering plan addresses MWRD standards. Water 

collected on the property-regardless of new impervious surfaces-must be 

captured according to both Village and MWRD requirements and routed through 

volume control measures. The impact on the community must be less than what 
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currently exists. The Village Engineer and MWRD will require them to manage 

stormwater more effectively than the current conditions. The anticipated 

timeframe for construction is to begin in late September, with completion 

expected within 18 months. 

 

Commissioner Friedman asks about his side of street with scope of work planned 

- any changes to curb or pavement.  

Sworn in: Tim Spies - Spies & Assoc - 534 W Campus Dr. - Arlington Hts. 

He states that there is no work being done outside the property lines it is 

contained within.  The grading of Brookside or Dorchester roads would not be 

changed. If there are depressed curbs they would be replaced with standard 

section.  

 

STAFF RECOMMENDATION: 

The subdivision and rezoning to R-2 are consistent with the Comprehensive Plan 

recommendations, and comparable to the surrounding development patterns. 

The proposed lots meet or exceed all minimum required R-2 bulk and comply 

with all of the setback requirements and minimum required lot standards, per the 

Subdivision Ordinance. The proposed subdivision is also consistent with the 

surrounding subdivisions. Therefore, Staff recommends approval of the proposed 

request, subject to the following conditions:  

Therefore, Staff recommends approval of the proposed request, subject to the 

following conditions:  

1. The development shall substantially conform to the engineering plans 

prepared by Spies & Associates, Inc. attached here to except as such plans may 

be revised to conform to Village Codes and Ordinances.  

2. The Final Plat of Subdivision shall be submitted on Mylar with the required 

signatures and significantly conform to the Plat of Subdivision in a manner 

acceptable to the Village Engineer and Director of Planning and Zoning. 

3. The Final Plat of Vacation shall be submitted on Mylar with the required 

signatures in a manner acceptable to the Village Engineer. 

4. The Final Engineering Plans, Final Engineer’s Estimate of Probable Cost, 

and Tree Preservation Plans shall be revised in a manner acceptable to the 

Village Engineer and Director of Planning and Zoning. 

5. Review fees, in the amount of 1.5% of the total project improvement costs 

(as defined in the Village Code) based upon the finally accepted EEOPC shall be 

submitted in a manner acceptable to the Village Engineer. 

6. A Public Improvement letter of credit in an amount of 115% of the 

approved EEOPC), for said public improvements, shall be submitted in a manner 

acceptable to the Village Engineer. 

7. Cash in lieu of live detention in the amount of $19,807.32. 

8. Recapture fees in the amount of $69,990.51 shall be submitted in a 

manner acceptable to the Village Engineer. 

9. All required extra-agency permits (MWRD letter of determination) shall be 

submitted in a manner acceptable to the Village Engineer. 
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10. A construction management plan, indicated the proposed material delivery 

routes and contractor parking areas, shall be submitted to the Village Engineer. 

11. A Subdivision Approvement Agreement shall be required. 

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

13. The Architectural Plans for the homes shall comply with the Village's 

Architectural Design Guidelines - Section 6.41.1 of the Village Code. 

Chairman Wood notes that the builder stated they are required to ensure the 

development does not worsen existing conditions. A neighbor expressed concern 

that it might. She asks how it would be quantified whether the condition has 

worsened or not. 

Ms. Bremanis provides information, explaining that any runoff created by the new 

homes must be captured by the volume control system, including water from 

downspouts. There are three catch basins that drain into the volume control area, 

which is how the drainage will be managed. 

Commissioner Friedman states that there is nothing in the conditions requiring an 

HOA to maintain the system. He asks if the Village would set up an SSA (Special 

Service Area) through the conditions to ensure proper performance over time. 

Ms. Bremanis states that this would be addressed as part of the site 

development permit process and would be coordinated with the Village Engineer. 

Commissioner Friedman suggests that this requirement might be added to the 

conditions. 

Resident - Ms. Kujanski states that there was a previous issue with flooding and 

the village did address and fix the problem.  Would like to make sure that flooding 

doesn’t occur with the new plan.  

Wood states it is being addressed by engineering.  

There were no further questions. The public hearing was closed. 

Commissioner Noonan Made a motion to approve subject staff’s 

conditions; seconded by Commissioner Fedota.  

 

DISCUSSION:  

Commissioner Noonan states that the plan is consistent with the existing 

neighborhood. 

Commissioner Fedota comments that the plan provides a desirable frontage with 

relatively same size lots. 

Chairman Wood states that it is an improvement to the neighborhood, and the 

builder has a history in the Village with a good reputation. She is comfortable with 

the plan. 

Commissioner Schubert states that it will be a good addition and is a solid plan. 

Commissioner Roth-Wurster states that the location is desirable and moving the 

entrances off of Quentin Road creates a safer configuration. 

Chairman Wood summarized that this request has met the standards and 

was unanimously approved by a vote of 9-0. This item will tentatively go to 

Village Council on Monday June 2nd, 2025. 
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RESULT: RECOMMEND TO APPROVE [UNANIMOUS] 

MOVER: Patrick Noonan, Commissioner 

SECONDER: Stephen Fedota, Commissioner 

AYES: Noonan, Roth-Wurster, Friedman, Wood, Bettenhausen, Kolososki, 

Cavanaugh, Fedota, Schubert 
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IV. COMMUNICATIONS 

V. ADJOURNMENT 
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VILLAGE OF PALATINE 
Planning and Zoning Commission 

 

SCHEDULED 05/27/25 07:00 PM 

 

STAFF REPORT (ID # 9837) 

 Page 1 

501 N. Hicks Road - SU Dental Office 

TO:    Palatine Planning and Zoning Commission 
    Jan Wood, Chair 
 
FROM:   R. Auer 
 
PETITIONER:  Balaji Singamsetti 
 
PLAN NUMBER:  SU-000172-2025 
 
 
BACKGROUND: 
 
The Subject Property is zoned B-1 - Shopping Center business and was most recently 
operated as a medical office.  The Petitioner is proposing to operate a dental and dental 
cosmetics practice. Pursuant to 11.02(d)(15) of the Palatine Zoning Ordinance, the “B-
1” zoning district requires medical office uses to be reviewed through the special use 
process.   
 
Surrounding Zoning/Uses: 

North Planned Development District - Mariano’s Planned Development 

South: Planned Development District - Green Castle senior residential housing 

East: Planned Development District - Mariano’s 

West: Planned Development District - Mariano’s Planned Development - PNC 

bank and drive-through 

 
 
KEY ISSUES: 
 

• The Subject Property is approximately 42,500 square feet in area.  The principal 
building was previously used for a physician’s office use after being granted 
special use approval in 2004. Prior to the physician’s office use, the site was 
used for a bank, with drive-through facilities.  

•    The proposed business hours are Monday through Friday, between 10am and 6pm. 
The business anticipates to serve 10-15 patients daily.   

• The building is approximately 2,300 square feet, excluding the drive-through canopy 
and requires a minimum of 8 parking spaces, with 27 spaces provided on site.   

• There are no exterior building modifications included in this proposal. 

3.1
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Staff Report (ID # 9837) 
Meeting of May 27, 2025 

 Page 2 

• Staff noted some of the existing site elements (site landscaping) and sections of the 
existing asphalt/pavement, which will require additional maintenance activities, prior 
to final occupancy. 

 
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. 
 
STAFF RECOMMENDATION: 
 
The proposed use is contemplated as special use in the current “B-1” zoning district and 
is consistent with the previous medical office use and the envisioned 
business/commercial use of the property by the Comprehensive Plan’s future land use 
map. Therefore, Staff recommends approval of the special use application. If the 
Planning and Zoning Commission recommends approval, Staff recommends the 
following conditions: 
 
 

1.    The Special Use shall substantially conform to the Floor Plan and Business 
Plan submitted by Balaji Singamsetti, except as such plans may be changed 
to conform to the Village’s Codes and Ordinances.  
 

2. In conjunction with the building permit review for the dental office, a 
landscaping plan/narrative and a pavement maintenance plan shall be 
submitted in a manner acceptable to the Director of Planning and Zoning. 

 
 
ATTACHMENTS: 

• Aerial Map 

• Plat of Survey 

• Proposed floorplan 

• Business Plan 

• Previously approved Special Use- medical office - O-208-04 - 501 N. Hicks Rd 

• O-208-04 - 501 N. Hicks Rd 

• Public Notice 

3.1
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501 N. Hicks Road

Legend
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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.
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We are requesting a special use permit for the property located at 501 N Hicks Road, Palatine, which has 

historically served as a medical office building. The intent of this permit is to allow continued medical 

use of the space by converting it into a general dental and cosmetic office. 

 

Dr. Harini Katakamsetti, a licensed General Dentist and current practice owner, plans to renovate and 

establish a new dental office at this location. The proposed layout includes seven treatment rooms on 

the first floor, while the basement will be designated solely for storage and housing mechanical 

equipment, such as the dental compressor and vacuum systems. 

 

No exterior modifications to the building are planned, and the existing drive-thru structure—remnant 

from a prior tenant—will remain unused and unchanged. 

 

As a standalone structure, the building’s continued use as a healthcare facility is expected to have no 

negative impact on the surrounding neighborhood. On the contrary, it will enhance local access to 

quality dental care. 

 

Upon opening, the practice will employ one dentist and two staff members, with anticipated growth to 

two dentists and an additional two support staff. We expect to accommodate 10 to 15 patients per day. 

The doctors will share an office space, as illustrated in the submitted floor plan. 

 

The office will operate five days a week, from 10:00 AM to 6:00 PM. 

Additionally, the site offers ample parking to accommodate patients and staff. 

 

We appreciate your consideration and support for this application and are excited to contribute to the 

Palatine community through high-quality dental care. 
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ORDINANCE NO. 0- 208- 04

ORDINANCE GRANTING A SPECIAL USE

FOR A PHYSICIAN' S OFFICE

501 N. HICKS ROAD

Published in pamphlet form by authority of the

Mayor and Village Council of the Village of Palatine
On October 4, 2004
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VILLAGE OF PALATINE 
Planning and Zoning Commission 

 

SCHEDULED 05/27/25 07:00 PM 

 

STAFF REPORT (ID # 9868) 

 Page 1 

605-619 E. Dundee Road 

TO:    Palatine Planning and Zoning Commission 
    Jan Wood, Chair 
 
FROM:   Ben Vyverberg        
 
PETITIONER:  USAgain     
 
PLAN NUMBER:  VAR-000124-2024 
 
 
BACKGROUND: 
 
The Subject Property is the Deer Grove Centre shopping center on Dundee Road.  The 
Petitioner, USAgain is proposing to locate a 160 square foot donation bin in the 
shopping center parking lot along Dundee Road. The box is of a metal construction and 
would be camera monitored on a 24 hour, 7-day a week basis.  While the zoning code 
does only allow donation bins to be located on properties used for educational, 
institutional, religious, or not-for-profit uses, the Petitioners are requesting to locate the 
bin at a commercial shopping center.  Therefore, the Petitioners are requesting the 
following: 
 

Variation to allow a donation bin on a commercial shopping center property 
and not on a property used for educational, institutional, religious, or not 
for profit uses, as required by Code; 
 
Planned Development Amendment to allow a site plan change to allow the 
donation bin to be placed in the shopping center parking lot (west of the 
Wells Fargo bank), which includes the removal of approximately 2-3 
parking spaces. 

 
Surrounding Zoning/Uses: 

North: R-2 single-family residential - single-family homes 

South: Planned Development - Concord Mills residential subdivision 

East: Planned Development - Deer Grove Centre 

West: Planned Development- Wells Fargo  

 
 
KEY ISSUES: 
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• The Petitioner operates a textile recycling and processing use across 15 states.  

As part of their operations, USAgain also operates a clothing drop spot at 

multiple locations across the United States.  According to the application 

submission, this includes drop spot locations in Chicago, Skokie, and Oswego, 

IL. 

• The Petitioner has applied to locate a donation bin at the Deer Grove Centre 

shopping center.  To that end, the proposed “drop spot” would be located in the 

exterior shopping center parking lot and occupy three parking spaces.  As a 

practical matter, Deer Grove Centre is overparked, and therefore the loss of 

parking space does not require any additional zoning relief. 

• The bin is 13 feet 3 inches high, 8 feet wide, and 20 feet in length.  The bin would 

be approximately 160 square feet. 

• The bins are solar powered and do not require any on-site utilities to function.  

The donation bin would accept donations, and although the collection points are 

not staffed, the bins are camera monitored on a 24 hour/7-day/week basis. 

• As part of USAgain’s operations, they partner with a not-for-profit to plant a tree 

at each point that the donation bin is filled. 

• The zoning ordinance regulates the placement, size, and location of donation 

bins within the Village.  These regulations were adopted by the Village Council in 

order to regulate the proliferation of donation bins, which in many instances, were 

placed without the knowledge or permission of an underlying property owner, 

upon the commercial properties within the Village. 

• The zoning ordinance section is listed below: 

Sec. 4.16 Donation/collection box.   

a. Only donation boxes directly associated with the principal use of the subject 
property shall be permitted. 

b. Only two (2) donation boxes shall be permitted per zoning lot. 
c. Administrative Site Plan Review and Registration are required. 
d. As part of the application to locate a donation box, written authorization from the 

property owner must be obtained and provided to the Village of Palatine. 
e. The donation/collection box must be placed on a solid and dust-free surface.   
f. Donation boxes shall not exceed six (6) six (6) inches in height, five (5) feet wide 

and four (4) feet deep and if located in the parking lot shall not obstruct more 
than one surplus parking space.    

g. Donation boxes shall only be located upon properties used for educational, 
institutional, religious, or not for profit uses. 

h. Donation boxes shall not be located in the required front or corner side yard and 
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must be located to minimize the visual impact, when viewed from public or 
private streets. 

i. Donation boxes shall include an informational posting, as to whether their 
organization accepting the donations is a for-profit or not-for-profit. 

j. Donation boxes shall also include a local contact person and the operator of the 
donation box, with the appropriate contact telephone number to address any 
maintenance or damage concerns with the box. 

k. The donation box shall not be placed in a location to interfere with or cause a 
visual obstruction to vehicle or pedestrian traffic. 

l. Donated materials or items shall not be stored or left outside the donation box.  

 

• The proposed location is not permitted by the zoning code regulations, as it is 
proposed to be located at a commercial shopping center.  Additionally, the 
size is proposed to be 160 square feet (20 feet by 8 feet), whereas the 
maximum square footage allowed on properties used for educational, 
institutional, religious, or not for profit profits is 20 square feet (5 feet by 4 
feet). 
 

• When the Petitioner first contacted and met with the Village, Staff advised 
about the ordinance limitations and requirements.  Staff further indicated  that 
the Subject Property is ineligible for the placement of a donation bin, as it is 
not within the property categories eligible for such location.  Staff also 
indicated that the Staff recommendation would be to deny the requests 
accordingly. 

 

• The Petitioner sought to apply for both a variation from the ordinance 
requirement and a Planned Development Amendment and Site Plan 
modification to allow the proposed bin. 

 
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 donation bin ordinance regulations were established in 2012 to delineate the 
appropriate land use locations for such donation bins.  Commercial shopping centers 
were excluded from the eligible locations, due to potential conflicts with the underlying 
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legislative intentions.  Additionally, the Village began experiencing specific zoning 
enforcement issues created, which were created with the illegal locating of donation 
bins throughout the commercial shopping centers along the Rand Road and Dundee 
Road corridors. Additionally, stand-alone commercial uses were also having donation 
bins “dropped” at various locations in the Village.   
 
As the subject property is a commercial shopping center, the proposed location is in 
direct conflict with the ordinance requirements and the size of the bin is significantly 
larger what is allowed by Code.   
 
Therefore, Staff recommends denial of the requested variation and planned 
development amendment.  
 
 
ATTACHMENTS: 

• Aerial Map 

• Donation bin location map and elevation 

• Clothing Drop Spot - Variation justification responses 

• USAgain - VARIANCE QUESTIONS  ANSWERS (1) 

• USAgain Narrative and need for a variation - Trees for the Future 

• USAgain - Trees for the Future narrative information 

• USAgain - Narrative on Deer Grove Centre - Palatine_v1 (9) (1) 

• Deer Grove Centre Planned Development ORD 

• Deer Grove Centre - Planned Development Ordinance - 0-085-95 

• Public Notice 
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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. 
 
It is almost, if not already, no longer economically feasible to collect clothes and shoes for reuse 
utilizing the typically smaller donation bin due to raising logistical costs associated with labor, 
insurance, site rent, fuel, transportation, regulatory compliance, maintenance, sorting, processing, 
and warehousing to just name a few.   
 
In order for a reuse and recycling program to operate effectively there needs to be an end use for 
that reused or recycled item at an affordable price.  Due to the small capacity limitations of the 
typical donation bin of 500 pounds, numerous donation bins need to be placed at one location or at 
numerous locations throughout the community in order to meet the raising donation demand and 
achieve the overall tonnage necessary to produce the adequate revenue to operate the clothes and 
shoes reuse/recycling system.   
 
A system based solely on the smaller donation bins would require numerous additional sites.  And 
due to the fact many municipalities only allow one or two donation bins at a site, this large 
scattered system approach of small donation bins leads to increased logistics costs referenced 
above and increased overflow and debris due to the limited capacity of these small donation bins.  
Many of these sites operate at a loss because of the high logistical costs and limited capacity.   
 
This is why the Clothing Drop Spot was invented to centralize the clothes and shoes donation 
collection at fewer larger capacity of 5,000 pounds per site (such as shopping centers like Deer 
Grove Centre) in a community to reduce these logistical costs and still be able to collect more 
donations to achieve the adequate revenue requirement to fund the system.   
 
Palatine currently only allows the smaller donation bins to be placed at a site not to exceed 6.5 feet 
heigh, 5 feet wide, and 4 feet deep which will not allow the placement of a Clothing Drop Spot 
which is 9 feet high, 20 feet wide, and 8 feet deep.  While Palatine does allow two donation bins to 
be placed at a site, this still does not provide enough capacity to adequately collect enough to 
support the high logistical costs.   
 
Furthermore, by allowing the Clothing Drop Spot which has a foot print of 160 square feet that 
occupies a little under three parking spaces, this isn’t much bigger than what is currently allowed 
by having two donation bins next to each other with a footprint 80 square feet that occupies close 
to two parking spaces.    
 
USAgain currently operates close to 100 Clothing Drop Spots located in Illinois, California, New 
York, Colorado, Washington, Missouri, and Minnesota.  We have proven to these municipalities 
with a Clothing Drop Spot that it is a more effective method for collecting clothes and shoes than 
the typical smaller donation bin and we look forward to proving that in Palatine.   
 
 
That the plight of the owner is due to unique circumstances. 
 
Currently 2.5 million tons of clothes and shoes are donated per year.  This has increased by nearly 
90% since the year 2000.  The Clothing Drop Spot is the 21st century approach to handling this 
increased donation demand.  The typical donation bin can only handle 500 pounds of clothes per 
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week while the Clothing Drop Spot can hold up to 5,000 pounds of clothes per week.  On average in 
the United States a person disposes of 81.5 pounds of clothes on an annual basis which equated to 
a total of 11.3 million tons of clothes ending up in United States landfills annually leading to 
increased CO2 and methane gas emissions harming the environment.  The good news is that as the 
issue of global climate change has become more mainstream and people are becoming more 
aware of the negative environmental impact clothes and shoes production and disposal has on the 
environment, people are donating more of their clothes and shoes for reuse and recycling on an 
annual basis.  This increased donation volume is contributing to increased overflows at the typical 
donation bins due to their limited holding capacity and a new more modern collection concept was 
needed which is the Clothing Drop Spot. 
 
 
That the variation, if granted, will not alter the essential character of the locality. 
 
Approving the variation to allow for the Clothing Drop Spot will have no negative impact on the 
essential character of the locality.  It will actually enhance the character of the locality due to the 
Clothing Drop Spot being a more appealing and attractive facility with the white & green design 
blending in with the surrounding buildings and landscaping.  With the enhanced security devices, 
illumination, daily staffing, and 24/7 camera surveillance, the Clothing Drop Spot nearly eliminates 
overflow and debris being left outside of the facility unlike the typical donation bin.    
 
Furthermore as mentioned above by allowing the Clothing Drop Spot which has a foot print of 160 
square feet that occupies a little under three parking spaces, this isn’t much bigger than what is 
currently allowed by having two donation bins next to each other with a footprint 80 square feet 
that occupies close to two parking spaces.  These lost of one parking space at Deer Grove Centre 
will not adversely affect the property according to the property owner.      
 
 
In order to supplement the above standards, the Zoning Board of Appeals may also consider 
the following: 

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

The Clothing Drop Spot which has a foot print of 160 square feet that occupies a little under 
three parking spaces, this isn’t much bigger than what is currently allowed by having two 
donation bins next to each other with a footprint 80 square feet that occupies close to two 
parking spaces.  These lost of one parking space at Deer Grove Centre will not adversely 
affect the property according to the property owner.      

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

same zoning district. 
 

Not applicable.   
 

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

The request is to allow for a more effective method of collection clothes and shoes that 
doesn’t lead to debris and overflows at the donation bin due to increased donation demand 
by the general public.   
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d. The petitioner has not created the alleged hardship for the property. 

 
This hardship was not created by USAgain.  It was created by the increased donation 
demand and the higher logistical costs largely attributed to increased inflation and the 
higher cost of living.   

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

neighborhood 
 

As mentioned above, by allowing this variance request will lead to nearly eliminating 
overflows and debris at clothes and shoes collection sites like the Clothing Drop Spot.   

 
f. The request will not impair the 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 Clothing Drop Spot will enhance the surrounding area by providing additional lighting 
that is attached to the Clothing Drop Spot and the 24/7 camera monitoring will increase 
security in the area. In fact in several municipalities if a crime or incident takes place near 
the Clothing Drop Spot and we have it on camera, we share that footage with the local 
police to help solve the crime or incident.   
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About the Clothing Drop Spot and Need for a Variance 
 
USAgain, has an opportunity to place one of our Clothing Drop Spots at the Deer Grove Centre shopping 
center in Palatine, Illinois through a signed lease agreement with the property owner RPT Realty, LP.  
The Clothing Drop Spot is an enhanced clothing donation bin that is visited by staff every day of the 
week to address any maintenance and clean up needs that may arise and unload the Clothing Drop Spot 
at least once a week or as needed based on use.  It is also monitored by security cameras on a 24 hours 
7 days a week basis, lit up at night for enhanced security to the surrounding area, and able to collect 
5,000 pounds of textiles and shoes on a weekly basis.  Because of this daily staffing and being monitored 
on a 24/7 basis it solves all the common complaints previously attached to regular donation bins such as 
fly dumping being left in front of the container.  If there is any fly dumping left in front and/or near the 
Clothing Drop Spot, USAgain staff quickly removes the items.  And USAgain, LLC even contracts with 
third party contractors to remove large bulky items if required but this need is very uncommon.  The 
Clothing Drop Spot occupies three parking spaces, is completely powered by solar panels attached to 
the roof and does not require any utility hookups to operate.   
 
The location of the Clothing Drop Spot is shown on the site plan included with the application. The 
location was chosen by property management because it allows the Clothing Drop Spot to be more 
visible to potential customers and at the same time does not interfere with any operations on the 
property.  One of the major benefits to the property owner of having a Clothing Drop Spot on their 
property is that it helps increase foot traffic to the property leading to more customers for its stores and 
provides auxiliary income to the property owner through site lease rental income. This location should 
not affect circulation in the Shopping Center or create any other negative impacts in the Shopping 
Center.   
 
One of the goals of the Clothing Drop Spot is to reform how clothes and shoes are donated by the 
general public as the demand for clothing and shoes reuse/recycling availability continues to increase.  
By providing a larger donation facility at one location in a popular area it reduces the need for smaller 
donation bins placed throughout the rest of the community, decreases greenhouse gas emissions from 
large trucks used to collect the donations by not having to visit multiple smaller donation bin sites miles 
apart, and the larger donation facility allows it to provide the features that eliminate the problems that 
have been issues with  the clothing reuse/recycling industry since the inception of the smaller donation 
bin.  Limiting the size of donation bins to 6 1/2 feet high, 5 feet wide, and 4 feet deep does not allow 
USAgain to be able to adequately monitor the site by video cameras, which is essential to enable the 
24/7 monitoring to alleviate any fly dumping issues the City is experiencing. Also, larger containers are 
necessary to prevent overflow and fly dumping that the smaller donation bins experience.   Limiting the 
size of donation bins can cause overflow and fly dumping issues as well. USAgain believes this prototype 
donation bin, the Clothing Drop Spot, is a more effective way to monitor and collect clothing donations.  
The dimensions and depiction of the Clothing Drop Spot is also contained as an exhibit to this 
application. For all of these reasons the deviation to allow bigger and taller donation bins are in the 
public interest.  
 
 
The Clothing Drop Spot in Other Cities 
 
USAgain, currently operates close to 50 Clothing Drop Spots in California, Minnesota, Washington, 
Colorado, Illinois, and New York.  Locally we have two in the city of Chicago that are located in similar 
sized shopping centers as in Oswego that received city planning staff approval and local alderperson 
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approval for permits.  We also have one in Skokie at a larger mall shopping center that contains a 
Nordstrom, Macy’s, and Bloomingdales.  None of these locations have received any complaints.   
 
In California many of our Clothing Drop Spots are approved for permitting through their state’s “small 
recycling facility” provision that many municipalities adopted into their zoning codes in lieu of the state 
passing major recycling legislation to divert recyclable eligible materials, such as bottles, glass, aluminum 
cans, and other metals, out of their landfills.  The state recently passed legislation to add textiles to the 
statewide recycling diversion goals placed upon California municipalities and the Clothing Drop Spot is 
helping municipalities meet this goal.      
 
 
The Problem - Environmental Impact of Textile and Clothing Waste 
 
According to the US EPA, over 17 million tons of textile waste is generated nationwide each year with 
nearly 70% of that waste ending up in our nation’s landfills.  It takes over 200 years for textile waste to 
decompose in landfills which generate greenhouse methane gas and leaches toxic chemicals and dyes 
into the groundwater and our soil.  For every pound of clothes that is collected for reuse purposes saves 
15 pounds of CO2 emissions.   
 
 
The Solution – The Clothing Drop Spot 
 
The typical Clothing Drop Spot collects between 3,000 to 5,000 pounds of donated clothes, shoes, and 
textiles each week that are typically thrown away if a convenient donation facility is not available.  This 
can result in over 156,000 to 260,000 pounds of clothes, shoes, and textiles being reused or recycled 
and diverted from your community’s landfill.  This equates to a positive environmental impact of saving 
2,340,000 to 3,900,000 pounds of CO2 emissions on a yearly basis.       
 
 
About USAgain, LLC 
 
Originally founded in 1999 in Seattle, Washington, USAgain started with a mission to create a better 
world where PEOPLE and PLANET are given the value and priority they deserve.  Our headquarters is in 
West Chicago, Illinois, we operate in 13 states and in over 500 cities.   
 
We live in a world of fast fashion and overall, clothing is getting cheaper. According to the US EPA, over 
17 million tons of textile waste is generated nationwide each year with nearly 70% of that waste ending 
up in our nation’s landfills.  While there is an abundance of clothes in wealthier countries, seventy 
percent of the world's population continues to depend on secondhand clothing to clothe themselves 
and their children.  USAgain is connecting those who have surplus clothing to those who need the 
clothing. 
 
With our Clothing Drop Spot, we provide communities with a convenient and eco-friendly option to rid 
themselves of excess clothing, which is diverted from landfills. By exporting clothes and shoes to 
struggling countries we generate revenue, create green jobs here in the US and abroad and help to 
improve the well-being of people around the world. By putting clothes back in the use cycle we conserve 
precious natural resources and limit the emission of greenhouse gases to fight Global Warming and the 
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Climate Crisis. What's more, we plant a tree every time the Clothing Drop Spot is full through our 
partner, Trees for the Future.   
 
 
Over 1 Million Trees Planted Worldwide 
 
In partnership with Trees for the Future, a non-profit based in Maryland, USAgain plants a tree every 
time the Clothing Drop spot is full, allowing us to support communities in developing countries in the 
fight against Global Warming and the Climate Crisis. Together we have planted more than 1 million trees 
since 2013. 
 
Trees help restore the environment, mitigate the Climate Crisis and create a greener earth for future 
generations. When trees are planted with food crops this is called agroforestry and it helps people 
increase their crop yields to grow their own food and build sustainable incomes for their families by 
producing and selling a surplus. The program helps in creating sustainable sources of crop shade, soil 
rehabilitation, food, windbreaks, medicine, mudslide control and more for communities that need them. 
 
Trees for the Future works in six Sub-Saharan countries where they have strong on-the-ground 
personnel and numerous clusters of farmers motivated to join the program. Though they have planted 
trees in 60 countries, they are actively replicating a pathway out of poverty in Senegal, Cameroon, 
Kenya, Tanzania, Guinea, and Uganda. They work with farmers living below the poverty line, struggling 
to feed their families with the one or few crops they raise on increasingly degraded land. 
 
 
Positive Environmental Impact 
 

• 1,505,528 trees planted 

• 13,574,223,726 pounds of CO2 saved 

• 2,171,882,551,800 gallons of water saved 

• 18,098,997 people clothed 
 
 
For all the reasons stated above granting the minor amendment to the PUD and deviations from the size 
and square footage limitations for donation boxes in the zoning ordinance are in the public interest.  
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signs and attached signs,  shall be approved by the Village Board at a
future meeting.

21.    All traffic signals installed for the shopping center shall be equipped with
an Opticom control system for emergency vehicle traffic.

22.    The fence at the rear of the shopping center shall be replaced every 12
years by the shopping center ownership if directed to do so by the
Village.   All trees to be planted in the buffer yard area adjacent to the
proposed townhomes shall be at least six (6) inches in diameter.  Owners
shall be responsible for replacement of dead or diseased trees and other
landscape materials and maintenance of the landscape buffer area on
both sides of the proposed fence,  to the satisfaction of the Village
Administration.

23.    Truck deliveries, except for a grocery store, shall only take place between
7:00 AM and 8:00 PM.  No trucks, except those making deliveries to a
grocery store,  shall be present in the rear loading areas during hours
when deliveries are not permitted.  However, trucks making deliveries to
the grocery store shall not be allowed to run their engines while
unloading or waiting to be unloaded, except between 7:00 AM and 8:00
PM and except for air conditioning units where food may spoil,  in which
case such unloading shall be done in an expeditious manner.  Additional
soundproofing shall be provided at these loading docks.  Signs regarding
this prohibition shall be posted in the rear delivery area to the satisfaction
of the Village Administration, prior to the issuance of occupancy permits.

24.    Owners shall explore ideas with IDOT regarding the prevention of cut-
through traffic on neighboring streets,  including traffic signal design or
access location to prevent traffic from going north into Capri Village.

25.    The storm sewer at the northwestern part of the property shall be
replaced with a 27"  storm sewer extending to the Buffalo Creek.

26.    A cross access driveway over the Phase II portions of the property shall
be permitted to be constructed by the owner of the Rand-Dundee
shopping center at their expense in a manner acceptable to the Village
Administration prior to Phase II construction.

27.    The Final Engineering Plans shall be revised to re-route the proposed
storm sewer through the middle of the building west of the proposed
Food Store, the proposed sanitary sewer through the middle of the Phase
II portion,  and the proposed sanitary sewer along Dundee Road to
preserve existing trees, all in a manner acceptable to the Village Engineer.

5

3.2.i

Packet Pg. 75

A
tt

ac
h

m
en

t:
 D

ee
r 

G
ro

ve
 C

en
tr

e 
- 

P
la

n
n

ed
 D

ev
el

o
p

m
en

t 
O

rd
in

an
ce

 -
 0

-0
85

-9
5 

 (
60

5-
61

9 
E

 D
u

n
d

ee
 R

o
ad

 -
 U

S
A

g
ai

n
- 

 c
lo

th
in

g
 d

ro
p

 s
p

o
t 

d
o

n
at

io
n



3.2.j

Packet Pg. 76

A
tt

ac
h

m
en

t:
 P

u
b

lic
 N

o
ti

ce
  (

60
5-

61
9 

E
 D

u
n

d
ee

 R
o

ad
 -

 U
S

A
g

ai
n

- 
 c

lo
th

in
g

 d
ro

p
 s

p
o

t 
d

o
n

at
io

n
 b

in
)


	Agenda Packet
	I. Call to Order
	1. Roll Call

	II. Meeting Minutes
	1. Minutes of May 13, 2025 7:00 PM
	Staff Report: Minutes of May 13, 2025 7:00 PM


	III. Public Hearing
	1. 501 N. Hicks Road - SU Dental Office
	Staff Report: 501 N. Hicks Road - SU Dental Office
	a. Aerial Map
	b. Plat of Survey
	c. Proposed floorplan
	d. Business Plan
	e. Previously approved Special Use- medical office - O-208-04 - 501 N. Hicks Rd
	f. O-208-04 - 501 N. Hicks Rd
	g. Public Notice

	2. 605-619 E Dundee Road - USAgain-  clothing drop spot donation bin
	Staff Report: 605-619 E Dundee Road - USAgain-  clothing drop spot donation bin
	a. Aerial Map
	b. Donation bin location map and elevation
	c. Clothing Drop Spot - Variation justification responses
	d. USAgain - VARIANCE QUESTIONS  ANSWERS (1)
	e. USAgain Narrative and need for a variation - Trees for the Future
	f. USAgain - Trees for the Future narrative information
	g. USAgain - Narrative on Deer Grove Centre - Palatine_v1 (9) (1)
	h. Deer Grove Centre Planned Development ORD
	i. Deer Grove Centre - Planned Development Ordinance - 0-085-95
	j. Public Notice


	IV. Communications
	V. Adjournment

	Appendix
	2.1 · Minutes of May 13, 2025 7:00 PM
	3.1 · 501 N. Hicks Road - SU Dental Office
	3.1.a · Aerial Map
	3.1.b · Plat of Survey
	3.1.c · Proposed floorplan
	3.1.d · Business Plan
	3.1.e · Previously approved Special Use- medical office - O-208-04 - 501 N. Hicks Rd
	3.1.f · O-208-04 - 501 N. Hicks Rd
	3.1.g · Public Notice

	3.2 · 605-619 E Dundee Road - USAgain-  clothing drop spot donation bin
	3.2.a · Aerial Map
	3.2.b · Donation bin location map and elevation
	3.2.c · Clothing Drop Spot - Variation justification responses
	3.2.d · USAgain - VARIANCE QUESTIONS  ANSWERS (1)
	3.2.e · USAgain Narrative and need for a variation - Trees for the Future
	3.2.f · USAgain - Trees for the Future narrative information
	3.2.g · USAgain - Narrative on Deer Grove Centre - Palatine_v1 (9) (1)
	3.2.h · Deer Grove Centre Planned Development ORD
	3.2.i · Deer Grove Centre - Planned Development Ordinance - 0-085-95
	3.2.j · Public Notice



