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PLANNING AND ZONING COMMISSION 
SEPTEMBER 15, 2026 AT 7:00 PM 

 
VILLAGE HALL - COUNCIL CHAMBERS 

200 E. WOOD STREET 
PALATINE, IL 60067-5339 

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

AGENDA 

 

 
 

REGULAR MEETING 7:00 PM 
 

I. CALL TO ORDER 

II. ROLL CALL 

III. APPROVAL OF MINUTES 

 A. Draft PZC Minutes - 08/25/2026 

IV. PUBLIC HEARING 

 A. 300 N. Clark Drive 

1.  Special use to permit a fence in a front yard at the subject property. 
 

 B. 404 S. Maple Street 

1. Special Use to permit a rear yard setback of 31 feet, instead of the minimum 
required rear yard setback of 40 feet, pursuant to 10.06(c)(12) of the Zoning 
Ordinance. 

 

 C. 444 E. Dundee Road 

1. Special Use to permit the operation of a Tobacco Shop and electronic 
cigarette store. 

 

 D. 315 W. Johnson Street 

1. Final Planned Development to permit a new 4-unit townhome building. 
2. Preliminary and Final Plat of Subdivision for a new 4-unit townhome building. 
3. Rezoning from R-2 Single Family Residential to Planned Development 

 

 E. 5 vacant lots south of W. Rosiland Road and north of W. Ruhl Road (720 & 684 W. 
Ruhl Road and 1808, 15, & 17 W. Rosiland Road) 
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Agenda  September 15, 2026 
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1. Preliminary/Final Planned Development to permit a 2-lot single-family 
residential development. 

2. Preliminary and Final Plat of Subdivision for a 2-lot single-family residential 
subdivision. 

 

V. PUBLIC COMMENT 

VI. COMMUNICATIONS 

VII. ADJOURNMENT 

 

Page 2 of 153



Page 3 of 153



Page 4 of 153



Page 5 of 153



Page 6 of 153



Page 7 of 153



Page 8 of 153



Page 9 of 153



Page 10 of 153



Page 11 of 153



  IV.A  
 

300 N. Clark Drive 
 
STAFF REPORT: 
 
TO: Palatine Planning and Zoning Commission 

Jan Wood, Chair 
  
FROM: R. Auer 
  
PETITIONER: Anna Papes, Owner 
  
PLAN NUMBER: SU-000294-2026 
 
 
BACKGROUND: 
  
 The Petitioner is requesting approval to place a 5’ solid vinyl fence, set back 5’ from 
the front lot line abutting Baldwin Road. Therefore, the Petitioner is requesting:  
 
Special use to permit a fence in a front yard at the subject property.   
 
KEY ISSUES: 

•  The Subject Property is zoned R-2, Single-Family Residential, is approximately 
8,910 square feet in area, and consists of a single-family residence and 
detached frame shed in the rear yard. The property is located in the Winston 
Park Northwest Unit No. 2 Subdivision.  

• Previously, the Petitioner submitted a Special Use application for a 6' tall fence 
in the same location. The Planning and Zoning Commission recommended 
denial of the proposed Special Use and the Petitioner withdrew the application 
and has revised the proposed plans. 

• The Petitioner is now proposing to construct a 5-foot tall solid vinyl fence in the 
front yard (functional side yard) along Baldwin Road. The fence abuts the side 
lot line of the front yard at 950 E. Baldwin Road.  

o The fence is proposed to be set back 5’ from the lot line along Baldwin 
Road. 

o Fences in a front yard, abutting a street, and, abutting the side lot line of a 
front yard are contemplated as a Special Use by the Zoning Ordinance.  
 

• A 4-foot-tall fence exists in the subject yard. The fence consists of a mix of 
chain-link and wood-picket designs.  

• The Petitioner's application indicates that the proposed fence is for additional 
privacy.  
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• A letter of support was submitted by nearby property owners. 
 

Surrounding Area 

• Upon review of the surrounding area, Staff determined the following attributes: 
o Open-style design (often chain-link) 
o 4’ tall 
o Setbacks vary among these fences; with some encroach examples. 

 
• Solid Fences: Among the corner lot properties observed in the surrounding area, 

there are a few properties with solid fencing above 4 feet. The majority of these 
fences were set back at the minimum distance required for fences without 
zoning relief — 20'. 

o The survey observed corner lots, where the rear yard abuts the front yard 
of a neighboring property. This is the exact configuration as the subject 
property. 

  
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 fencing as Special Use: With respect to front yard fencing and fencing in 
a rear yard/side yard abutting a street, the following additional standards must be met:  

a. Will meet the following aesthetic criteria:  
1. Will not destroy existing vistas in the area;  
2. Will enhance the appearance of the homes and the streets in the area; 

and  
3. Will not detract from the overall appearance of the community; or  

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

the inhabitants of the property. 
 

STAFF RECOMMENDATION: 
 
 The Petitioner is requesting approval to construct a 5’ tall solid vinyl fence, set back 5’ 
from the lot line abutting Baldwin Road. In comparison with the surrounding area - the 
proposed fence differs in height, style, and setback distance. Staff agrees that the 
reduction in the proposed fence height would also reduce the potential impact of the 
fence.  Staff also notes that the existing landscaping and vegetation for the fencing 
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along Baldwin Road, provides a more solid appearance than the underlying chain-link 
fence.  The Village established ordinances to evaluate corner-yard fences thoroughly, 
as tall, solid fences may present adverse impacts upon surrounding properties. Staff 
believes the proposed fence will contribute to fewer visual impacts - when compared to 
a taller fence. Therefore, Staff recommends action at the discretion 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 Site Plan and Fence 
elevations submitted by Anna Papes, petitioner, except as such plans may be 
changed to conform to the Village’s Codes and Ordinances. 

2. Landscaping between the fence and the Baldwin Road lot line shall be 
maintained and is required, in conjunction with the proposed fence. 

 
 
ATTACHMENTS: 
1. Aerial Map 
2. Special Use Application 
3. Plat of Survey 
4. Site Plan 
5. Fence Elevation 
6. Letter of Support 
7. Public Notice 
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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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SPECIAL USE APPLICATION 
Department of Planning & Zoning 

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

 

 

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The proposed project will replace the existing 5-foot wood fence along Clark Drive and 4-
foot chain-link fence along Baldwin Road with a 5-foot semi-private vinyl fence 
(approximately 1-inch spacing between pickets).
Along Baldwin Road, the new fence will follow the existing chain-link fence alignment and 
remain approximately 5 feet from the lot line. A 20-foot setback is not physically feasible due 
to a mature tree and sloped grade in the area where the fence would otherwise be installed. 
Fence contractors have advised that approximately 18 inches of clearance is needed 
between the tree, slope, and fence line for proper installation. Moving the fence farther into 
the property would therefore create significant physical constraints.
The proposed location accommodates these site conditions while preserving the mature tree 
and existing grade. The fence will extend around the shed and connect to the front of the 
house, creating a more consistent and functional enclosure while generally maintaining the 
existing fence layout.

The project includes removal of the existing fencing and installation of the new vinyl panels 
and posts in accordance with applicable building requirements. The work will be completed 
by Paramount Fence, which has completed similar projects in the area.
The proposed fence will remain behind established landscaping along Baldwin Road and will 
not obstruct traffic signage or interfere with driver or pedestrian sightlines. Overall, the 
project will provide a more consistent and attractive property boundary while improving 
safety, security, and functionality.

300 N. Clark Drive, Palatine, IL 60074

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

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

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

The requested fence is appropriate and necessary for the public convenience and safety at 
this particular location because the property occupies a uniquely exposed corner lot 
adjoining two public roadways. The fence would establish a clear and visible separation 
between the private yard and adjoining traffic areas, helping prevent children and pets from 
entering the roadway and reducing unintended interactions between the property and 
pedestrians or motorists.
The need for a more effective boundary is supported by actual conditions at this location. In 
2021, a vehicle left the roadway and crashed through the existing fence. The proposed taller, 
white fence would create a more prominent and visible property boundary, particularly during 
nighttime and low-light conditions, while providing greater separation between the yard and 
vehicular traffic.
The semi-private design would also help prevent hazardous materials originating from the 
adjoining public areas from entering the occupied yard. This has been an ongoing concern, 
including plastic debris ingested by our dog in April 2025 and a smashed beer bottle 
discovered along the chain-link fence in May 2026, with broken glass entering the yard.
Accordingly, the requested fence would address documented safety and nuisance 
conditions associated with this particular corner location while providing a clearer, safer, and 
more orderly boundary between the property and the surrounding public areas.

The proposed 5-foot fence is designed and located so that public health, safety, and welfare 
will be protected. The fence will not obstruct traffic signage, intersection visibility, or driver 
and pedestrian sightlines. The three all-way stop signs are located beyond the proposed 
fence line, and the fence along Baldwin Road will be set behind the existing vegetation. 
Drivers and pedestrians approaching or waiting at the intersection will therefore retain clear, 
unobstructed views of oncoming traffic.
In addition, the fence will provide a defined and secure boundary between the residential 
yard and the adjoining public roadways without interfering with the safe operation of the 
intersection. Its semi-private design will improve separation between the property and public 
areas while continuing to preserve appropriate visibility. Accordingly, the proposed fence will 
not create an adverse impact on public health, safety, or welfare and will instead provide 
additional protection for occupants, pedestrians, pets, and the surrounding neighborhood.
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In order to supplement the above standards, the Planning and Zoning Commission may also 
consider the following:  
With respect to front yard fencing and fencing in a rear yard/side yard abutting a street, the 
following additional standards must be met:    
a. Will meet the following aesthetic criteria: 

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

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

The proposed fence will not cause substantial injury to nearby property values. The fence 
will be professionally installed, properly maintained, and designed to provide an attractive 
and orderly appearance consistent with the residential character of the surrounding 
neighborhood.
Similar fencing already exists within the area, so the proposed fence will not introduce a use, 
design, or visual element that is incompatible with neighboring properties. Its semi-private 
design will provide greater security while maintaining an appropriate residential appearance 
and avoiding the effect of a completely solid or visually imposing barrier.
The fence will also help define the property boundary, improve the appearance and function 
of the yard, and reduce unwanted access and activity along the property’s two street 
frontages. These improvements will not interfere with the use or enjoyment of neighboring 
properties, nor will they create conditions that would reasonably diminish their desirability or 
value.
Accordingly, there is no reasonable basis to conclude that the proposed fence would cause 
substantial injury to nearby property values. Rather, it represents a well-maintained 
residential improvement that is compatible with the established character of the 
neighborhood.

A. Aesthetic Criteria
i. The fence will not interfere with existing vistas or visual openness. Along Baldwin Road, it 
will be set back approximately five feet from the lot line and will provide screening without 
appearing as a solid wall. Mature landscaping, including bushes over six feet high, already 
exists along this frontage, and the fence will be installed behind it, leaving much of it 
screened from public view.
ii. The high-quality vinyl fence will be professionally installed, creating a clean, uniform 
appearance. The white finish will replace the existing aged, mixed-material fencing and 
complement the landscaping, residential character, and appearance of surrounding homes.
iii. Similar fencing exists on nearby properties, and the proposed design is consistent with 
the surrounding area. Its design and placement will allow it to blend with the established 
neighborhood and maintain a cohesive streetscape.
B. Necessary to Protect Private Property or Safety of the Inhabitants: The fence is necessary 
to address documented safety concerns associated with this corner lot. Exposure to two 
public roadways increases interaction with traffic, pedestrians, debris, and other activity from 
the public right-of-way. In 2021, a vehicle left the roadway and crashed through the existing 
fence, demonstrating the property’s exposure to traffic hazards. A taller, more visible fence 
would create a clearer boundary between the yard and roadway, particularly in low-light 
conditions. The existing fence also provides limited protection from hazardous debris. In 
April 2025, plastic debris entered the yard and was ingested by our dog. In May 2026, a 
smashed beer bottle was found along the fence, with broken glass inside the yard. These 
incidents pose risks to children, pets, and other occupants. A fence with smaller openings 
would provide a more effective barrier against glass, plastic, and similar debris.
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260' of 5' tall white semi-private
PVC fence with 2 single gates
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1

Ryan Auer

From: adjuster kev <adjusterkev@gmail.com>
Sent: Monday, August 31, 2026 10:41 AM
To: Ryan Auer
Subject: Re: 300 N Clark Dr     SU-000294-2026

 
Good morning Ryan 
 
We are writing again  to express our support for this special use.  The Papes' have been very good 
neighbors and keep their home in good condition.  I do not feel that this special use would negatively 
impact the neighborhood in any way.  

  

Sincerely 

 

Kevin & Pat Thomas 

326 N Clark Dr 

Palatine IL 60074 

847.857.8896 

  

 
 
 

From: adjuster kev <adjusterkev@gmail.com> 
Sent: Tuesday, July 7, 2026 8:50 PM 
To: Ryan Auer <RAuer@palatine.il.us> 
Subject: Re: 300 N Clark Dr SU-000268-2026  
 
Yes please include my letter in your package  
 
K 
 
On Tue, Jul 7, 2026, 8:48 PM Ryan Auer <RAuer@palatine.il.us> wrote: 

 Caution: This is an external email, Please take care when clicking links or opening attachments. 
When in doubt, please talk with the sender or check with VOP IT  

Page 22 of 153

RAuer_3
Rectangle

RAuer_4
Rectangle

RAuer_5
Rectangle



1

Ryan Auer

From: iandaboss@aol.com
Sent: Thursday, September 10, 2026 2:57 PM
To: Ryan Auer
Subject: 300 N. Clark Drive zoning hearing.

 
Dear Mr. Rauer, 
We are on 950 E. Baldwin Rd, the closest residence to the property in question. We would like to 
express our support for the request. We feel it would be aesthetically appealing . We also see added 
benefits in that it would be safer for our canine buddy (Theo) Who is very excited when we walk by 
and has the potential to get past the current hedge and onto a busy road. As proposed, we could still 
say Hi and both of us are happy. 
Thank you in advance for your time. 
Ian and Sheila Whyte (residents for over 40 years) 

 You don't often get email from iandaboss@aol.com. Learn why this is important   

 Caution: This is an external email, Please take care when clicking links or opening attachments. 
When in doubt, please talk with the sender or check with VOP IT  

Page 23 of 153

RAuer_6
Rectangle

RAuer_7
Rectangle



     
 PUBLIC NOTICE 
 
 
A Public Hearing will be held before the Village of Palatine Planning and Zoning 
Commission on Tuesday, September 15, 2026 at 7 PM, in the Village Council Chambers in 
Palatine Village Hall, 200 E. Wood Street, relative to a request for the following: 
 

Special use to permit a fence in a front yard at the subject property. 
 

The property is commonly known as 300 N. Clark Drive. 

 
The Petitioner is requesting approval to place a 5’ solid vinyl fence, set back 5’ from the 
lot line abutting Baldwin Road.  
 
The above petition has been filed by Anna Papes, Owner, and is available for examination 
in the office of the Village Clerk, 200 E. Wood Street. 
 
 
FILE #:SU-000294-2026  VILLAGE OF PALATINE 
 
                                           Jan Wood, Chair 
                                           Palatine Planning and Zoning Commission 
 
 
DATED:  This 27th day of August 2026 
 
RA 
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  IV.B  
 

404 S. Maple Street 
 
STAFF REPORT: 
 
TO: Palatine Planning and Zoning Commission 

Jan Wood, Chair 
  
FROM: R. Auer 
  
PETITIONER: Kevin Nelson, Owner 
  
PLAN NUMBER:  SU-000288-2026 
 
 
BACKGROUND: 
  
 The Petitioner is requesting approval to construct an addition to the rear of the 
principal structure. Therefore, the Petitioner is requesting:  
 
Special use to permit a rear setback of 31 feet, instead of the minimum required 
rear yard setback of 40 feet in the R-2 zoning district, pursuant to Section 
10.06(c)(12) of the zoning ordinance.   
 
KEY ISSUES: 
  

•  The Subject Property is zoned R-2, Single-Family, and is approximately 18,070 
square feet in size.  It is presently improved with a single-family residence with a 
detached garage.      

• The Petitioner is proposing to construct an addition to the rear of the principal 
structure. The proposed addition is 170 square feet in area and one-story in 
height.  

• Presently, at its closest point, the principal structure is set back 40 feet from the 
rear lot line. The proposed expansion will encroach, at an angle, into the rear 
yard – resulting in a 31-foot rear yard setback. 

• The proposal does not conflict with any additional height, building, and lot 
coverage maximums set for the R-2 district.  
 
Surrounding Properties 
 

• The majority of the surrounding area is zoned R-2, Single Family Zoning District. 
• Upon review of the surrounding area, Staff identified properties within the nearby 

area that have a non-compliant rear yard setback; less than 40’ from the rear lot 

Page 26 of 153



line. 
• The following properties feature their principal building set back below the 

minimum required 40-foot rear setback for the R-2 district: 
o 310 S. Rose – 37’ 
o 414 Daniels Road – 36’ 
o 427 W. Helen Road – 24’ (#O-230-06) 

  
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 Petitioner is requesting to construct a rear addition to the principal structure which 
encroaches upon the minimum required 40-foot setback for the R-2 zoning district. At 
the nearest point, the proposed addition would be located 31 feet from the rear lot line. 
Staff does not foresee the proposed addition to negatively impact the surrounding area, 
as the proposal is one story in height and is 170 SF, in relation to the overall principal 
structure.  Upon review of the surrounding properties, Staff observed properties 
possessing a rear yard setback below the required 40 foot minimum. The proposed 
addition does not conflict with any additional R-2 zoning district standards. Based upon 
Staff's observations, Staff does not foresee the proposal to conflict with the Standards 
for Special Uses.  
 
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 Site Plan and Elevations 
submitted by the petitioner, except as such plans may be changed to conform to 
the Village’s Codes and Ordinances. 

  
 
ATTACHMENTS: 
1. Aerial Map 
2. Special Use Application 
3. Plat of Survey 
4. Site Plan 
5. Elevations 
6. Public Notice 
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SPECIAL USE APPLICATION 
Department of Planning & Zoning 

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

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

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

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

 

My family is looking to add a screen porch off the west side of our home off the backside of 
the house by our kitchen.

The proposed screen porch addition is appropriate and compatible with the existing 
residential neighborhood and is a reasonable accessory use for a single-family home. The 
addition will provide a functional outdoor living space that enhances the safe and 
comfortable enjoyment of the property while maintaining the residential character of the 
neighborhood. Because the structure is located on the rear of the home, it will have minimal 
visual impact on surrounding properties and will not interfere with traffic, public utilities, or 
neighboring uses. The proposed location is well-suited for this improvement and allows the 
property to be enjoyed in a manner consistent with other similarly improved residential 
properties in the community.

The proposed screen porch is a residential addition located on the rear of the existing 
single-family home and is intended solely for private family use. The addition will be 
constructed in accordance with all applicable building codes, zoning regulations, and 
permitting requirements. The project will not create additional traffic, noise, lighting, or any 
other conditions that could negatively impact neighboring properties or the surrounding 
community. The screen porch will enhance the functionality of the home while maintaining 
the safety, character, and residential nature of the neighborhood.

404 S. Maple Street

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

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

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

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

The proposed screen porch is a high-quality improvement that is consistent with the design 
and character of surrounding homes. The addition will be located on the rear of the 
residence, minimizing its visibility from the street and neighboring properties. The project will 
be professionally constructed using materials that complement the existing residence and 
will not adversely affect neighboring property values.

Not Applicable. The proposed Special Use Permit is for a rear screen porch addition only. 
No new front yard fencing or rear/side yard fencing abutting a street is proposed as part of 
this application.
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 PUBLIC NOTICE 
 
 
A Public Hearing will be held before the Village of Palatine Planning and Zoning 
Commission on Tuesday, September 15, 2026 at 7 PM, in the Village Council Chambers in 
Palatine Village Hall, 200 E. Wood Street, relative to a request for the following: 
 

Special Use to permit a rear yard setback of 31 feet, instead of the 
minimum required rear yard setback of 40 feet, pursuant to 10.06(c)(12) of 
the Zoning Ordinance. 
 

The property is commonly known as 404 S. Maple Street. 

 
The subject property is zoned R-2 single-family residential and the Petitioner is 
proposing an addition to the rear of the principal structure. The proposed expansion is a 
single-story 3-season room of approximately 218 square feet and will be setback 31 feet 
from the rear lot line – encroaching upon the required 40-foot rear yard setback. 
 
The above petition has been filed by Kevin Nelson, Owner, and is available for examination 
in the office of the Village Clerk, 200 E. Wood Street. 
 
 
FILE #:  SU-000288-2026  VILLAGE OF PALATINE 
 
                                           Jan Wood, Chair 
                                           Palatine Planning and Zoning Commission 
 
 
DATED:  This 27th day of August 2026 
 
RA 
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  IV.C  
 

444 E. Dundee Road 
 
STAFF REPORT: 
 
TO: Palatine Planning and Zoning Commission 

Jan Wood, Chair 
  

FROM: R. Auer 
  
PETITIONER: Omar Elayan 
  
PLAN NUMBER: SU-000285-2026 
 
 
BACKGROUND: 
  
 The Petitioner is requesting Special Use approval to permit the operation of a tobacco 
and electronic cigarette store at the subject address. Therefore, the petitioner is 
requesting the following: 
 
             Special use to permit a Tobacco Shop and electronic cigarette store.    
KEY ISSUES: 

• The subject property is zoned “B-2”, General Business District and contains an 
existing approximately 4,700 SF multi-tenant commercial building. The proposed 
business will occupy approximately 675 sq. ft. of retail space within the 
commercial building.  

• The subject property retail space was previously occupied by an insurance 
agency.  

• The Petitioner is seeking Special Use approval to permit the operation of a 
tobacco shop at the subject property. The store will offer a variety of tobacco and 
e-cigarette products. Tobacco and electronic cigarette stores are contemplated 
as a Special Use in the “B-2” zoning district.  

• This proposal does not include an incidental or accessory smoking lounge use. 
Consumption of products will not be permitted on-site. 

• The proposed business will operate seven days a week with two staff members. 
The business plan submitted by the applicant includes the following hours of 
operation: 

o  Mon-Sun: 9 AM-10 PM 
 

• The Petitioner acknowledges the standards set forth in the Clean Air and Drug 
Paraphernalia ordinances. There will be no CBD or Marijuana products for sale.  
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• The parking requirement will not change for the retail center with the proposed 
use. 

• The business plan submitted by the applicant includes security technology and 
measures to ensure the security of products. Staff will use electronic ID scanning 
to verify patron age. 

• The Petitioner operates a retail tobacco business in the City of Elgin, IL. As part 
of the Special Use review, Staff contacted the City of Elgin to obtain violation 
history for the business.There were no violations related to the business 
operation. 

  
STANDARDS FOR SPECIAL USE:  Since this Petition is not for a use publicly 
operated or traditionally affected with the public interest, those standards under 
Chapter 32 – Zoning, Article IV. Special Uses 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: 
 
Tobacco shops and electronic cigarette stores are contemplated as a Special Use in 
the subject zoning district. The business plan verifies the commitment to the Clean Air 
Ordinance and outlines age-verification procedures. The subject property abuts 
residential uses to the north and east. The surrounding area consists of large, 
residential lots. 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 shall substantially conform to the Business Plan and Floor Plan 
submitted by the Petitioner, except as such plans may be changed to conform to 
Village of Palatine Codes and Ordinance.  

2. The Petitioner and business operation shall follow the Village of Palatine’s Clean 
Indoor Air Ordinance and drug paraphernalia regulations in Chapter 12 of the 
Village Code. 

3. The final interior sign plan shall be submitted in a manner acceptable to the 
Director of Planning and Zoning. 

 
 
ATTACHMENTS: 
1. Aerial Map 
2. Special Use Application 
3. Plat of Survey 
4. Business Plan 
5. Floor Plan 
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6. Window Sign Plan 
7. Public Notice 
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444 E. Dundee Road
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Print Date: 9/8/2026

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

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

Notes
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SPECIAL USE APPLICATION 
Department of Planning & Zoning 

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

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

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

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

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

The proposed project is the establishment of a retail tobacco store at 444 E. Dundee Road, 
Palatine, Illinois. The business will sell legal tobacco and nicotine products, along with gift 
items, hats, apparel, lighters, ashtrays, humidors, storage containers, incense, air 
fresheners, perfumes, candles, novelty merchandise, home fragrance products, and other 
related retail accessories. The business will operate within the existing commercial tenant 
space with no proposed exterior changes or structural improvements. The proposed hours of 
operation are 9:00 a.m. to 10:00 p.m., seven days a week.

The proposed retail tobacco store will provide a convenient retail service for adult customers 
within an existing commercial shopping center. The location is well suited for this use 
because it is located along a major commercial corridor with adequate parking, good 
visibility, and convenient access. The business will complement the existing retail tenants 
and provide an additional shopping option for residents and visitors in the area.

The business will operate in full compliance with all applicable Village of Palatine, State of 
Illinois, and federal laws and regulations. The store will verify the age of customers before 
any age-restricted sales, maintain a clean and well-maintained premises, and provide 
security cameras and appropriate lighting to promote a safe environment. No exterior 
modifications are proposed, and the business will operate within the existing commercial 
tenant space without negatively affecting neighboring properties.

444 E. DUNDEE RD Palatine, IL 60074

Omar Elayan

Page 41 of 153



Page 2 of 2 
 

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

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

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

The proposed business will occupy an existing retail space within an established commercial 
shopping center. No exterior modifications or expansion of the building are proposed. The 
property will be maintained in a clean, safe, and professional manner, and the business will 
operate in compliance with all applicable Village, State, and federal regulations. The 
proposed use is compatible with the surrounding commercial uses and is not expected to 
negatively impact nearby property values.

Not applicable. No new fencing or exterior site improvements are proposed as part of this 
project.
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BUSINESS PLAN 

River Tobacco Shop 
Proposed Location:​
444 E. Dundee Road​
Palatine, IL 60074 

 

Business Description 
River Tobacco Shop is a retail tobacco store that will operate from an existing commercial tenant 
space located at 444 E. Dundee Road in Palatine, Illinois. The business will provide adult 
customers with a clean, professional, and well-maintained retail environment offering legal 
tobacco and nicotine products, along with a variety of related retail merchandise and 
accessories. The business will operate within the existing tenant space, and no exterior 
changes or structural improvements are proposed. 

 

Products Offered 
River Tobacco Shop will offer legal tobacco and nicotine products, along with a variety of related 
retail merchandise and accessories, including but not limited to: 

●​ Premium cigars 
●​ E-Vapes 
●​ Tobacco products 
●​ Rolling papers 
●​ Filter tips 
●​ Cigarette tubes 
●​ Rolling machines 
●​ Lighters 
●​ Torch lighters 
●​ Butane fuel 
●​ Ashtrays 
●​ Cigar cutters 
●​ Humidors 
●​ Tobacco storage containers 
●​ Incense 
●​ Incense holders 
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●​ Air fresheners 
●​ Candles 
●​ Perfumes and colognes 
●​ Gift items 
●​ Hats 
●​ Apparel 
●​ Keychains 
●​ Drinkware 
●​ Novelty merchandise ( T-shits, hats, sunglasses, keychains, lanyards, ashtrays ) 
●​ Soft drinks 
●​ Bottled water 
●​ Energy drinks 
●​ Candy 
●​ Chips 
●​ Gum 
●​ Other lawful retail merchandise and accessories. 

 

Hours of Operation 
The proposed hours of operation are: 

Monday through Sunday​
9:00 a.m. – 10:00 p.m. 

 

Number of Employees 
River Tobacco Shop will initially employ 2 employees. 

 

Business Operations 
River Tobacco Shop will operate as a professionally managed retail business and will comply 
with all applicable Village of Palatine, State of Illinois, and federal laws and regulations. The 
business will maintain a clean, safe, and organized retail environment, verify the age of 
customers before all age-restricted sales, and operate in a manner that is respectful of 
neighboring businesses and the surrounding community. 
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Property Maintenance 
The business will maintain the interior and exterior of the premises in a clean, orderly, and 
professional condition. Employees will regularly monitor the storefront, remove litter if 
necessary, and ensure the business operates in a manner that is compatible with the 
surrounding commercial shopping center. River Tobacco Shop is committed to being a 
responsible business and a positive addition to the Palatine community. 

 

 

Other Business Locations  
The business owner, Omar Elayan, currently manages the following retail establishment: 

Giant Tobacco Shop​
745 E. Chicago Street, Suite C​
Elgin, IL 60120​
(224) 268-3910 

Giant Tobacco Shop is a fully licensed retail operation. Through this enterprise, the petitioner 
has developed extensive expertise in regulatory oversight, age-restricted sales protocols, stock 
management, and professional retail standards. This operational background ensures that River 
Tobacco Shop in Palatine will be managed with the same commitment to maintaining a clean, 
safe, and lawful environment for the community. 
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Property Maintenance 
The business will maintain the interior and exterior of the premises in a clean, orderly, and 
professional condition. Employees will regularly monitor the storefront, remove litter if 
necessary, and ensure the business operates in a manner that is compatible with the 
surrounding commercial shopping center. River Tobacco Shop is committed to being a 
responsible business and a positive addition to the Palatine community. 

 

Age Verification and Compliance

River Tobacco Shop will maintain strict age-verification procedures for all tobacco, nicotine,
and other age-restricted products. Employees will request and verify a valid government-issued
photo identification at the point of sale before completing age-restricted transactions, as
required by applicable law.

The business will use FDA age-verification tools, including the FDA age-verification/scanner
application, to assist employees in confirming that customers meet the legal minimum age
requirement. The store will also maintain the FDA "This Is Our Watch" age-verification
calendar at the point of sale as a visible reference for employees when checking identification.

Clear "21+" and age-restriction signs and stickers will be prominently displayed at the
entrance/door, at the sales counter and register area, and at appropriate locations throughout
the interior of the store. Applicable FDA tobacco-retailer signage and age-verification
materials will be displayed to inform customers that they must be 21 years of age or older to
purchase tobacco and nicotine products.

Employees will be trained on age-verification requirements and proper identification-checking
procedures. If a customer's age cannot be verified or valid identification cannot be provided
when required, the age-restricted sale will not be completed.
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Floor Plan
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• All LED window signs will provide steady illumination only. Signs
will not flash, blink, strobe, move, alternate, or activate in any
manner that may be distracting to the public or traffic.

Page 49 of 153



     
 PUBLIC NOTICE 
 
 
A Public Hearing will be held before the Village of Palatine Planning and Zoning 
Commission on Tuesday, September 15, 2026 at 7 PM, in the Village Council Chambers in 
Palatine Village Hall, 200 E. Wood Street, relative to a request for the following: 
 

Special Use to permit the operation of a Tobacco Shop and 
electronic cigarette store. 
 
 

The property is commonly known as 444 E. Dundee Road. 

 
The petitioner is requesting to operate a tobacco and electronic cigarette store at the 
subject property.  
 
The above petition has been filed by Omar Elayan, and is available for examination in the 
office of the Village Clerk, 200 E. Wood Street. 
 
 
FILE #: SU-000285-2026  VILLAGE OF PALATINE 
 
                                           Jan Wood, Chair 
                                           Palatine Planning and Zoning Commission 
 
 
DATED:  This 27th day of August 2026 
 
RA 
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  IV.D  
 

315 W. Johnson Street 
 
STAFF REPORT: 
 
TO: Palatine Planning and Zoning Commission 

Jan Wood, Chair 
  
FROM: Lyn Bremanis 
  
PETITIONER: Janusz Luterek, Developer  
  
PLAN NUMBER: FPD-000284-2026 
 
 
BACKGROUND: 
 The proposed project consists of 1 vacant residentially zoned lot, totaling 
approximately .5 acres. The Preliminary Planned Development was approved in May 
2026. The Petitioner is now requesting: 

1.    Final Planned Development to permit a 4-Unit Townhome Residential 
Development.  
2.    Preliminary and Final Plat of Subdivision to permit a 4-Unit Townhome 
Residential Development. 
3.    Rezoning from R-2 Single Family Residential to Planned Development 
(Attached Single Family Residential).  

   
KEY ISSUES: 
 Zoning and Site Design 

• The Subject Property is approximately 21,780 square feet or 0.5 acres. The 
property is currently vacant. The Comprehensive Plan's future land use map 
indicates a multi-family use.   Historically, this lot was owned and operated in 
conjunction with the Kinch Village Florist and nursery use, which was approved 
as a special use in 1972.  The Greenhaven apartment building, which was 
completed within the last 1.5 years, is directly east of the Subject Property  

• The proposed plans include a four-unit, two-story townhouse development, with 
three bedrooms per unit and each unit having an attached two-car garage. The 
units have a total of 2,366 square feet of habitable space and unfinished 
basements. 

• The plans propose the following setbacks: 
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• The elevations proposed a mix of brick, Hardie board plank, and panel siding. 
 The site plan proposes rear yard patios. These are consistent with the 
approved  

• There are a total of 16 parking spaces provided, 8 of which are provided by 
garage spaces. Per code, 12 spaces would be required. Note: guest parking is 
provided in the driveways, which are approximately 24 feet long. 

• The R-3 district requires a minimum land area/dwelling unit, as follows: 
o Lot area per dwelling unit:  Multifamily dwelling units:  three (3) and four 

(4) bedroom units — 5,000 square feet. 
o With 4 proposed units, a minimum lot size of 20,000 square feet is 

required.  At 21,780 square feet, the underlying lot area would support 4 
units. 

 
Engineering 

• The lot is currently vacant. The plat of subdivision indicates a common space 
along with 4 condominiums.  

• The plans show sanitary and water service lines connecting to existing lines 
along W. Johnson Street. 

• The grading plan shows proposed catch basins and storm lines along the side 
yards going to the south-east corner to a volume control area. 

• A section of Salt Creek is located along the rear south-west corner of the site. 
Per code, a 50-foot drainage and maintenance easement is required from the 
centerline of the creek. The proposed plans contemplate an approximately 30-
foot easement.  The Village Engineer has conditionally accepted the proposed 
drainage and maintence easement area. 

  
STAFF RECOMMENDATION: 
The final plans are consistent with the preliminary approvals and maintain the required 
improvements, as identified. The size of the lot also supports the proposed number of 
dwelling units, and the overall parking provided exceeds the minimum code 
requirements. Additionally, the proposed residential density is within the allowances of 
the zoning code and is comparable to other non-single-family residential developments 
in the vicinity of the subject property.  The proposed architectural plans are comparable 
to several of the surrounding developments. Therefore, Staff recommends approval of 
the Final Planned Development, Preliminary and Final Plat of Subdivision, and 
Rezoning to Planned Development, subject to the following conditions: 
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1. The development shall substantially conform to the Plat of Subdivision and 
Engineering plans prepared by Spies & Associates and the Architectural Plans 
prepared by Warren Johnson Architects, INC, 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. 

3. The Final Engineering Plans and Final Engineer’s Estimate of Probable Cost 
shall be submitted in a manner acceptable to the Village Engineer and Director 
of Planning and Zoning. 

4. If required, a Public Improvement letter of credit or appropriate security shall be 
submitted in a manner acceptable to the Village Engineer. 

5.  A Planned Development letter of credit shall be submitted in the amount of 
$40,000 in a manner acceptable to the Director of Planning and Zoning. 

6. 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. 

7. Prior to the issuance of any building permits for the development, the Petitioner 
shall draft the necessary declarations which should include the declaration 
requirements, including any required covenants, conditions, restrictions, 
easements, and other governing documents applicable to the development in a 
manner acceptable to the Village Attorney and Director of Planning and Zoning. 

8. Recording fees in the amount of $600 shall be submitted. 
9. A construction management plan indicating the proposed material delivery 

routes and contractor parking areas, shall be submitted to the Village Engineer 
and Director of Planning and Zoning.  

10. Fencing may be permitted within designated easements or buffer areas, 
provided it does not impede drainage or access. No fencing of any kind shall be 
permitted within the Regulatory Floodway. All proposed fencing shall be clearly 
shown on the final engineering plans for review and approval. 

11. The Regulatory Floodway shall be shown on final engineering plans in a manner 
acceptable to the Village Engineer. 

12. The south-west (SW) corner of the subject property contains a designated 
Regulatory Floodway/Flood Plain. In accordance with Village regulations, no 
alterations to the land, including grading or filling, shall be permitted within this 
area. The Floodway boundary shall be clearly delineated on all site and 
engineering plans and labeled as a Non-Disturbance Zone, along with the 
required easement from the center of the creek shall be submitted in a manner 
acceptable to the Village Engineer 

13. All required extra agency permits shall be submitted in a manner acceptable to 
the Village Engineer. 
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ATTACHMENTS: 
1. Aerial Map 
2. FPD FPSUB REZONE Application 
3. Plat of Survey 
4. Plat of Subdivision 
5. Engineering Plans 
6. Architectural Plans 
7. Public Notice 
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PRELIMINARY & FINAL PLAT 
OF SUBDIVISION 

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

www.palatine.il.us 
 
Petitioner Name      
 
 
Business Name (if applicable) 
 
 
 
Property Owner (if different from petitioner) 
 
 
 
Subject Property Address 
 
 
 

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

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

 
The proposed use(s) on the property, if this petition is approved is (are): 
 
 
 
Current zoning of property:   

 

Size of the property:                  acres 

 

State the specific action requested:  
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1. TITLE SHEET

3. GENERAL NOTES
4. EXISTING CONDITIONS

6. GRADING PLAN
7. UTILITY PLAN
8. EROSION CONTROL PLAN

INDEX OF SHEETS

2. MWRDGC GENERAL NOTES

9. EXHIBIT R
10. DETAIL SHEET

5. SITE & TREE PRESERVATION PLAN

11. EXISTING DRAINAGE EXHIBIT
12. PROPOSED DRAINAGE EXHIBIT

NW LOWER FLANGE BOLT OF FIRE HYDRANT
AT THE NORTHWEST CORNER OF W. JOHNSON ST.
AND S. ROSE ST.

NAVD88 ELEVATION 747.94

PROJECT BENCHMARK:

TO OBTAIN NGVD29 DATUM ADD 0.284'
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1. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE APPLICABLE SECTIONS OF THE FOLLOWING,
    EXCEPT AS MODIFIED HEREIN OR ON THE PLANS:
   * STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION (LATEST EDITION), BY THE
      ILLINOIS DEPARTMENT OF TRANSPORTATION (IDOT SS) FOR ALL IMPROVEMENTS EXCEPT SANITARY
      SEWER AND WATER MAIN CONSTRUCTION;
   * STANDARD SPECIFICATIONS FOR WATER AND SEWER MAIN CONSTRUCTION IN ILLINOIS, LATEST
      EDITION (SSWS) FOR SANITARY SEWER AND WATER MAIN CONSTRUCTION;
   * VILLAGE OF PALATINE MUNICIPAL CODE;
   * THE METROPOLITAN WATER RECLAMATION DISTRICT OF GREATER CHICAGO (MWRD) WATERSHED
      MANAGEMENT ORDINANCE AND TECHNICAL GUIDANCE MANUAL;
   * IN CASE OF CONFLICT BETWEEN THE APPLICABLE ORDINANCES NOTED, THE MORE STRINGENT SHALL TAKE
      PRECEDENCE AND SHALL CONTROL ALL CONSTRUCTION.

VITRIFIED CLAY PIPE

REINFORCED CONCRETE SEWER PIPE

CAST IRON SOIL PIPE

DUCTILE IRON PIPE

POLYVINYL CHLORIDE (PVC) PIPE
6-INCH TO 15-INCH DIAMETER SDR 26
18-INCH TO 27-INCH DIAMETER F/DY=46

HIGH DENSITY POLYETHYLENE (HDPE)

WATER MAIN QUALITY PVC
4-INCH TO 36-INCH
4-INCH TO 12-INCH
14-INCH TO 48-INCH

ASTM C-700

ASTM C-76

ASTM A-74

ANSI A21.51

ASTM D-3034
ASTM F-679

ASTM D-3350
ASTM D-3035

ASTM D-2241
AWWA C900
AWWA C905

ASTM C-425

ASTM C-443

ASTM C-564

ANSI A21.11

ASTM D-3212
ASTM D-3212

ASTM D-3261,F-2620 (HEAT FUSION)
ASTM D-3212,F-477 (GASKETED)

ASTM D-3139
ASTM D-3139
ASTM D-3139

PIPE MATERIAL PIPE SPECIFICATIONS JOINT SPECIFICATIONSA. REFERENCED SPECIFICATIONS

B. NOTIFICATIONS

C. GENERAL NOTES

D. SANITARY SEWER

E. EROSION AND SEDIMENT CONTROL

1. THE MWRD LOCAL SEWER SYSTEMS SECTION FIELD OFFICE MUST BE NOTIFIED AT LEAST TWO (2) WORKING
    DAYS PRIOR TO THE COMMENCEMENT OF ANY WORK (CALL 708-588-4055 OR SEND EMAIL NOTIFICATION WITH
    PROJECT NAME, LOCATION AND PERMIT NUMBER TO WMOJOBSTART@MWRD.ORG).

2. THE VILLAGE OF PALATINE ENGINEERING DEPARTMENT AND PUBLIC MUST BE NOTIFIED AT LEAST 24 HOURS
    PRIOR TO THE START OF CONSTRUCTION AND PRIOR TO EACH PHASE OF WORK. CONTRACTOR SHALL
    DETERMINE ITEMS REQUIRING INSPECTION PRIOR TO START OF CONSTRUCTION OR EACH WORK PHASE.

3. THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES PRIOR TO BEGINNING CONSTRUCTION FOR THE
    EXACT LOCATIONS OF UTILITIES AND FOR THEIR PROTECTION DURING CONSTRUCTION. IF EXISTING
    UTILITIES ARE ENCOUNTERED THAT CONFLICT IN LOCATION WITH NEW CONSTRUCTION, IMMEDIATELY
    NOTIFY THE ENGINEER SO THAT THE CONFLICT CAN BE RESOLVED. CALL J.U.L.I.E. AT 1-800-892-0123.

1. ALL ELEVATIONS SHOWN ON PLANS REFERENCE THE NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVD88).
    CONVERSION FACTOR IS 0.28 FT.

    INSPECT, APPROVE, AND REJECT THE CONSTRUCTION IMPROVEMENTS.

3. THE CONTRACTOR(S) SHALL INDEMNIFY THE OWNER, ENGINEER, MUNICIPALITY, MWRD, AND THEIR AGENTS,
    ETC., FROM ALL LIABILITY INVOLVED WITH THE CONSTRUCTION, INSTALLATION, OR TESTING OF THIS WORK
    ON THE PROJECT.

4. THE PROPOSED IMPROVEMENTS MUST BE CONSTRUCTED IN ACCORDANCE WITH THE ENGINEERING PLANS
    AS APPROVED BY MWRD AND THE MUNICIPALITY UNLESS CHANGES ARE APPROVED BY MWRD, THE
    MUNICIPALITY, OR AUTHORIZED AGENT. THE CONSTRUCTION DETAILS, AS PRESENTED ON THE PLANS, MUST
    BE FOLLOWED. PROPER CONSTRUCTION TECHNIQUES MUST BE FOLLOWED ON THE IMPROVEMENTS
    INDICATED ON THE PLANS.

5. THE LOCATION OF VARIOUS UNDERGROUND UTILITIES WHICH ARE SHOWN ON THE PLANS ARE FOR
    INFORMATION ONLY AND REPRESENT THE BEST KNOWLEDGE OF THE ENGINEER. VERIFY LOCATIONS AND
    ELEVATIONS PRIOR TO BEGINNING THE CONSTRUCTION OPERATIONS.

6. ANY EXISTING PAVEMENT, SIDEWALK, DRIVEWAY, ETC., DAMAGED DURING CONSTRUCTION OPERATIONS
    AND NOT CALLED FOR TO BE REMOVED SHALL BE REPLACED AT THE EXPENSE OF THE CONTRACTOR.

7. MATERIAL AND COMPACTION TESTING SHALL BE PERFORMED IN ACCORDANCE WITH THE REQUIREMENTS
    OF THE MUNICIPALITY, MWRD, AND OWNER.

8. THE UNDERGROUND CONTRACTOR SHALL MAKE ALL NECESSARY ARRANGEMENTS TO NOTIFY ALL
    INSPECTION AGENCIES.

9. ALL NEW AND EXISTING UTILITY STRUCTURES ON SITE AND IN AREAS DISTURBED DURING CONSTRUCTION
    SHALL BE ADJUSTED TO FINISH GRADE PRIOR TO FINAL INSPECTION.

10. RECORD DRAWINGS SHALL BE KEPT BY THE CONTRACTOR AND SUBMITTED TO THE ENGINEER AS SOON AS
     UNDERGROUND IMPROVEMENTS ARE COMPLETED. FINAL PAYMENTS TO THE CONTRACTOR SHALL BE HELD
     UNTIL THEY ARE RECEIVED. ANY CHANGES IN LENGTH, LOCATION OR ALIGNMENT SHALL BE SHOWN IN RED.
     ALL WYES OR BENDS SHALL BE LOCATED FROM THE DOWNSTREAM MANHOLE. ALL VALVES, B-BOXES, TEES
     OR BENDS SHALL BE TIED TO A FIRE HYDRANT.

1. THE CONTRACTOR SHALL TAKE MEASURES TO PREVENT ANY POLLUTED WATER, SUCH AS GROUND AND
    SURFACE WATER, FROM ENTERING THE EXISTING SANITARY SEWERS.

2. A WATER-TIGHT PLUG SHALL BE INSTALLED IN THE DOWNSTREAM SEWER PIPE AT THE POINT OF SEWER
    CONNECTION PRIOR TO COMMENCING ANY SEWER CONSTRUCTION. THE PLUG SHALL REMAIN IN PLACE
    UNTIL REMOVAL IS AUTHORIZED BY THE MUNICIPALITY AND/OR MWRD AFTER THE SEWERS HAVE BEEN
    TESTED AND ACCEPTED.

3. DISCHARGING ANY UNPOLLUTED WATER INTO THE SANITARY SEWER SYSTEM FOR THE PURPOSE OF
    SEWER FLUSHING OF LINES FOR THE DEFLECTION TEST SHALL BE PROHIBITED WITHOUT PRIOR APPROVAL
    FROM THE MUNICIPALITY OR MWRD.
4. ALL SANITARY SEWER CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE STANDARD SPECIFICATIONS
    FOR WATER AND SEWER MAIN CONSTRUCTION IN ILLINOIS (LATEST EDITION).

5. ALL FLOOR DRAINS SHALL DISCHARGE TO THE SANITARY SEWER SYSTEM.

6. ALL DOWNSPOUTS AND FOOTING DRAINS SHALL DISCHARGE TO THE STORM SEWER SYSTEM.

7. ALL SANITARY SEWER PIPE MATERIALS AND JOINTS (AND STORM SEWER PIPE MATERIALS AND JOINTS
    IN A COMBINED SEWER AREA) SHALL CONFORM TO THE FOLLOWING:

1. THE CONTRACTOR SHALL INSTALL THE EROSION AND SEDIMENT CONTROL DEVICES AS SHOWN ON THE
    APPROVED EROSION AND SEDIMENT CONTROL PLAN.

2. EROSION AND SEDIMENT CONTROL PRACTICES SHALL BE FUNCTIONAL PRIOR TO HYDROLOGIC
    DISTURBANCE OF THE SITE.

3. ALL DESIGN CRITERIA, SPECIFICATIONS, AND INSTALLATION OF EROSION AND SEDIMENT CONTROL
    PRACTICES SHALL BE IN ACCORDANCE WITH THE ILLINOIS URBAN MANUAL.

4. A COPY OF THE APPROVED EROSION AND SEDIMENT CONTROL PLAN SHALL BE MAINTAINED ON THE
    SITE AT ALL TIMES.

5. INSPECTIONS AND DOCUMENTATION SHALL BE PERFORMED, AT A MINIMUM:
       a) UPON COMPLETION OF INITIAL EROSION AND SEDIMENT CONTROL MEASURES, PRIOR TO ANY
           SOIL DISTURBANCE.
       b) ONCE EVERY SEVEN (7) CALENDAR DAYS AND WITHIN 24 HOURS OF THE END OF A STORM EVENT
           WITH GREATER THAN 0.5 INCH OF RAINFALL OR LIQUID EQUIVALENT PRECIPITATION.

6. SOIL DISTURBANCE SHALL BE CONDUCTED IN SUCH A MANNER AS TO MINIMIZE EROSION.
    IF STRIPPING, CLEARING, GRADING, OR LANDSCAPING ARE TO BE DONE IN PHASES, THE CO-PERMITTEE
    SHALL PLAN FOR APPROPRIATE SOIL EROSION AND SEDIMENT CONTROL MEASURES.

7. A STABILIZED MAT OF CRUSHED STONE MEETING THE STANDARDS OF THE ILLINOIS URBAN MANUAL
    SHALL BE INSTALLED AT ANY POINT WHERE TRAFFIC WILL BE ENTERING OR LEAVING A CONSTRUCTION
    SITE. SEDIMENT OR SOIL REACHING AN IMPROVED PUBLIC RIGHT-OF-WAY, STREET, ALLEY OR PARKING
    AREA SHALL BE REMOVED BY SCRAPING OR STREET CLEANING AS ACCUMULATIONS WARRANT AND
    TRANSPORTED TO A CONTROLLED SEDIMENT DISPOSAL AREA.

8. CONCRETE WASHOUT FACILITIES SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE ILLINOIS
    URBAN MANUAL AND SHALL BE INSTALLED PRIOR TO ANY ON SITE CONSTRUCTION ACTIVITIES INVOLVING
    CONCRETE.

9. MORTAR WASHOUT FACILITIES SHALL BE CONSTRUCTED IN ADDITION TO CONCRETE WASHOUT
    FACILITIES FOR ANY BRICK AND MORTAR BUILDING ENVELOPE CONSTRUCTION ACTIVITIES.

10. TEMPORARY DIVERSIONS SHALL BE CONSTRUCTED AS NECESSARY TO DIRECT ALL RUNOFF FROM
     HYDROLOGICALLY DISTURBED AREAS TO AN APPROPRIATE SEDIMENT TRAP OR BASIN. VOLUME
     CONTROL FACILITIES SHALL NOT BE USED AS TEMPORARY SEDIMENT BASINS.

11. DISTURBED AREAS OF THE SITE WHERE CONSTRUCTION ACTIVITIES HAVE TEMPORARILY OR
     PERMANENTLY CEASED SHALL BE STABILIZED WITH TEMPORARY OR PERMANENT MEASURES WITHIN
     SEVEN (7) DAYS.

12. ALL FLOOD PROTECTION AREAS AND VOLUME CONTROL FACILITIES SHALL, AT A MINIMUM, BE
     PROTECTED WITH A DOUBLE-ROW OF SILT FENCE (OR EQUIVALENT).

13. VOLUME CONTROL FACILITIES SHALL NOT BE CONSTRUCTED UNTIL ALL OF THE CONTRIBUTING
      DRAINAGE AREA HAS BEEN STABILIZED.

8. ALL SANITARY SEWER CONSTRUCTION (AND STORM SEWER CONSTRUCTION IN COMBINED SEWER AREAS),

    ABOVE THE TOP OF THE PIPE WHEN USING PVC.

9. NON-SHEAR FLEXIBLE-TYPE COUPLINGS SHALL BE USED IN THE CONNECTION OF SEWER PIPES
   OF DISSIMILAR PIPE MATERIALS.

10. ALL MANHOLES SHALL BE PROVIDED WITH BOLTED, WATERTIGHT COVERS. SANITARY LIDS SHALL BE

     CAST INTO THE LID.

11. WHEN CONNECTING TO AN EXISTING SEWER MAIN BY MEANS OTHER THAN AN EXISTING WYE, TEE, OR
      AN EXISTING MANHOLE, ONE OF THE FOLLOWING METHODS SHALL BE USED:

            AND PROPER INSTALLATION OF HUBWYE SADDLE OR HUB-TEE SADDLE.
        b) REMOVE AN ENTIRE SECTION OF PIPE (BREAKING ONLY THE TOP OF ONE BELL) AND REPLACE WITH
            A WYE OR TEE BRANCH SECTION.
        c) WITH PIPE CUTTER, NEATLY AND ACCURATELY CUT OUT DESIRED LENGTH OF PIPE FOR INSERTION

12. WHENEVER A SANITARY/COMBINED SEWER CROSSES UNDER A WATERMAIN, THE MINIMUM VERTICAL
     DISTANCE FROM THE TOP OF THE SEWER TO THE BOTTOM OF THE WATERMAIN SHALL BE 18 INCHES.
     FURTHERMORE, A MINIMUM HORIZONTAL DISTANCE OF 10 FEET BETWEEN SANITARY/COMBINED
     SEWERS AND WATERMAINS SHALL BE MAINTAINED UNLESS: THE SEWER IS LAID IN A SEPARATE

     TRENCH WITH THE WATERMAIN LOCATED AT THE OPPOSITE SIDE ON A BENCH OF UNDISTURBED

     DISTANCES DESCRIBED CANNOT BE MAINTAINED, OR THE SEWER CROSSES ABOVE THE WATER MAIN,
     THE SEWER SHALL BE CONSTRUCTED TO WATER MAIN STANDARDS OR IT SHALL BE ENCASED WITH A
     WATER MAIN QUALITY CARRIER PIPE WITH THE ENDS SEALED.

13. ALL EXISTING SEPTIC SYSTEMS SHALL BE ABANDONED. ABANDONED TANKS SHALL BE FILLED WITH
     GRANULAR MATERIAL OR REMOVED.

14. ALL SANITARY MANHOLES, (AND STORM MANHOLES IN COMBINED SEWER AREAS), SHALL HAVE A
     MINIMUM INSIDE DIAMETER OF 48 INCHES, AND SHALL BE CAST IN PLACE OR PRE-CAST REINFORCED
     CONCRETE.

15. ALL SANITARY MANHOLES, (AND STORM MANHOLES IN COMBINED SEWER AREAS), SHALL HAVE

     SECTIONS SHALL CONSIST OF MODIFIED GROOVE TONGUE AND RUBBER GASKET TYPE JOINTS.

16. ALL ABANDONED SANITARY SEWERS SHALL BE PLUGGED AT BOTH ENDS WITH AT LEAST 2 FEET LONG
     NON-SHRINK CONCRETE OR MORTAR PLUG.

17. EXCEPT FOR FOUNDATION/FOOTING DRAINS PROVIDED TO PROTECT BUILDINGS, OR PERFORATED PIPES
     ASSOCIATED WITH VOLUME CONTROL FACILITIES, DRAIN TILES/FIELD TILES/UNDERDRAINS/PERFORATED
     PIPES ARE NOT ALLOWED TO BE CONNECTED TO OR TRIBUTARY TO COMBINED SEWERS, SANITARY
     SEWERS, OR STORM SEWERS TRIBUTARY TO COMBINED SEWERS IN COMBINED SEWER AREAS.
     CONSTRUCTION OF NEW FACILITIES OF THIS TYPE IS PROHIBITED; AND ALL EXISTING DRAIN TILES AND
     PERFORATED PIPES ENCOUNTERED WITHIN THE PROJECT AREA SHALL BE PLUGGED OR REMOVED, AND
     SHALL NOT BE CONNECTED TO COMBINED SEWERS, SANITARY SEWERS, OR STORM SEWERS TRIBUTARY
     TO COMBINED SEWERS.

18. A BACKFLOW PREVENTER IS REQUIRED FOR ALL DETENTION BASINS TRIBUTARY TO COMBINED SEWERS.
     REQUIRED BACKFLOW PREVENTERS SHALL BE INSPECTED AND EXERCISED ANNUALLY BY THE PROPERTY
     OWNER TO ENSURE PROPER OPERATION, AND ANY NECESSARY MAINTENANCES SHALL BE PERFORMED TO
     ENSURE FUNCTIONALITY. IN THE EVENT OF A SEWER SURCHARGE INTO AN OPEN DETENTION BASIN
     TRIBUTARY TO COMBINED SEWERS, THE PERMITTEE SHALL ENSURE THAT CLEAN UP AND WASH OUT OF
     SEWAGE TAKES PLACE WITHIN 48 HOURS OF THE STORM EVENT.

14.  SOIL STOCKPILES SHALL, AT A MINIMUM, BE PROTECTED WITH PERIMETER SEDIMENT CONTROLS.
      SOIL STOCKPILES SHALL NOT BE PLACED IN FLOOD PROTECTION AREAS OR THEIR BUFFERS.

15. EARTHEN EMBANKMENT SIDE SLOPES SHALL BE STABILIZED WITH APPROPRIATE EROSION CONTROL
     BLANKET.

16. STORM SEWERS THAT ARE OR WILL BE FUNCTIONING DURING CONSTRUCTION SHALL BE PROTECTED
      BY APPROPRIATE SEDIMENT CONTROL MEASURES.

17. THE CONTRACTOR SHALL EITHER REMOVE OR REPLACE ANY EXISTING DRAIN TILES AND INCORPORATE
      THEM INTO THE DRAINAGE PLAN FOR THE DEVELOPMENT. DRAIN TILES CANNOT BE TRIBUTARY TO A
      SANITARY OR COMBINED SEWER.  DRAIN TILES ALLOWED IN COMBINED SEWER AREA FOR
      GREEN INFRASTRUCTURE PRACTICES.

18. IF DEWATERING SERVICES ARE USED, ADJOINING PROPERTIES AND DISCHARGE LOCATIONS SHALL
      BE PROTECTED FROM EROSION AND SEDIMENTATION. DEWATERING SYSTEMS SHOULD BE INSPECTED
      DAILY DURING OPERATIONAL PERIODS. THE SITE INSPECTOR MUST BE PRESENT AT THE
      COMMENCEMENT OF DEWATERING ACTIVITIES.

19. THE CONTRCTOR SHALL BE RESPONSIBLE FOR TRENCH DEWATERING AND EXCAVATION FOR THE
      INSTALLATION OF SANITARY SEWERS, STORM SEWERS, WATERMAINS AS WELL AS THEIR SERVICES
      AND OTHER APPURTENANCES. ANY TRENCH DEWATERING, WHICH CONTAINS SEDIMENT SHALL PASS
      THROUGH A SEDIMENT SETTLING POND OR EQUALLY EFFECTIVE SEDIMENT CONTROL DEVICE.
      ALTERNATIVES MAY INCLUDE DEWATERING INTO A SUMP PIT, FILTER BAG OR EXISTING VEGETATED
      UPSLOPE AREA. SEDIMENT LADEN WATERS SHALL NOT BE DISCHARGE TO WATERWAYS, FLOOD
      PROTECTION AREAS OR THE COMBINED SEWER SYSTEM.

20. ALL PERMANENT EROSION CONTROL PRACTICES SHALL BE INITIATED WITHIN SEVEN (7) DAYS
     FOLLOWING THE COMPLETION OF SOIL DISTURBING ACTIVITIES.

21. ALL EROSION AND SEDIMENT CONTROL MEASURES SHALL BE MAINTAINED AND REPAIRED AS NEEDED
     ON A YEAR-ROUND BASIS DURING CONSTRUCTION AND ANY PERIODS OF CONSTRUCTION SHUTDOWN
     UNTIL PERMANENT STABILIZATION IS ACHIEVED.

22. ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED WITHIN
     THIRTY (30) DAYS AFTER PERMANENT SITE STABILIZATION.

23. THE EROSION AND SEDIMENT CONTROL MEASURES SHOWN ON THE PLANS ARE THE MINIMUM
     REQUIREMENTS. ADDITIONAL MEASURES MAY BE REQUIRED, AS DIRECTED BY THE ENGINEER,
     SITE INSPECTOR, OR MWRD.

POLYPROPYLENE (PP) PIPE

12-INCH TO 24-INCH DOUBLE WALL

30-INCH TO 60-INCH TRIPLE WALL

ASTM F-2736

ASTM F-2764

D-3212, F-477

D3212, F-477

PIPE MATERIAL PIPE SPECIFICATIONS JOINT SPECIFICATIONS

THE FOLLOWING MATERIALS ARE ALLOWED ON A QUALIFIED BASIS SUBJECT TO DISTRICT REVIEW AND
APPROVAL PRIOR TO PERMIT ISSUANCE.  A SPECIAL CONDITION WILL BE ADDED TO THE PERMIT WHEN
THE PIPE MATERIAL BELOW IS USED FOR SEWER CONSTRUCTION OR A CONNECTION IS MADE.
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NW LOWER FLANGE BOLT OF FIRE HYDRANT
AT THE NORTHWEST CORNER OF W. JOHNSON ST.
AND S. ROSE ST.

NAVD88 ELEVATION 747.94

PROJECT BENCHMARK:

TO OBTAIN NGVD29 DATUM ADD 0.284'
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NOTES:
1.   CHANNELS TO BE INSTALLED WITH BLANK GRATE. GRATE TO BE PROTECTED FROM CONCRETE POUR (COVER HOLES WITH TAPE).
2.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
3.   DO NOT SCALE DRAWING.
4.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN

PROFESSIONALS FOR PLANNING PURPOSES ONLY.
5.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED

BY THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.

DURA SLOPE INSTALLATION DETAIL - CLASS 'A' & 'B' 4' ENCASEMENT, SUSPENSION METHOD W/ ASPHALT

DURA SLOPE TRENCH DRAIN SYSTEM

SECTION

USE ONLY DURASLOPE CLASS "A" & "B"
GRATES WITH THIS APPLICATION.
SECTION AT DURASLOPE CHANNEL

NEW FELT  EXPANSION JOINT

14"
MIN. SAW CUT

4" 4"

#3 OR #4 REBAR STAKE SUSPENSION
METHOD. LENGTH OF STAKE WILL VARY

WITH SLOPE OF DRAIN.

EXISTING SOIL

4" M
IN

.

4"
MIN.

4"
MIN.
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NDS, INC.
851 NORTH HARVARD AVE.
LINDSAY, CA 93247
TOLL FREE: 1-800-726-1994
PHONE: (559) 562-9888
FAX: (559) 562-4488
www.ndspro.com

REVISION DATE 3-5-2015
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  IV.E  
 

OK Subdivision 
 
STAFF REPORT: 
 
TO: Palatine Planning and Zoning Commission 

Jan Wood, Chair 
  
FROM: Lyn Bremanis 
  
PETITIONER: Patrick Murphy, agent 
  
PLAN NUMBER: FPD-000277-2026 
 
 
BACKGROUND: 
The properties were annexed in 2002 and consist of 5 lots totaling approximately 
202,687 square feet (4.65 acres). In 2015 a Planned Development, Plat Subdivision 
and Rezoning were approved for a 13-lot subdivision. While that project never 
ultimately moved forward, the properties were rezoned to Planned Development. In 
2025, a four-lot subdivision was approved for the subject properties. The Petitioner has 
returned with a revised plan that reduces the subdivision from four lots to two lots. 
 
The properties surrounding the subject properties are zoned Planned Development as 
part of the Dunhaven Woods South Planned Development and generally adhere to the 
development standards of the R-2 zoning district. 
 
The Petitioner is requesting a Preliminary and Final Planned Development and 
Subdivision for 2 single-family residential lots to construct 2 single-family residences 
and a pool house; therefore, the Petitioner is requesting: 
 

Preliminary/Final Planned Development to permit a 2-lot Single-family 
Residential Development.  
 
Preliminary/Final Plat of Subdivision to permit a 2-lot Single-family Residential 
Development.   

   
KEY ISSUES: 
Zoning and Site Design  

• The Petitioner has revised the approved 2025 subdivision and reduced the 
proposed number of residential lots from 4 to 2.  The proposed site plan includes 
1 single-family residence on lot 1 and 1 single-family residence with an 
accessory structure containing an indoor pool on lot 2. The pool house is 
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considered an accessory structure is approximately 3,000 square feet noting that 
it exceeds the maximum square footage of 700 square feet.  The previous plan 
included a pool house which sat on its own lot and included a kitchen and 
bedroom.  

• Similar to the approved 2025 subdivision, a shared private driveway coming from 
Ruhl Road provides access to the lots.  As the driveway traverses the lot lines, a 
cross-access easement shall be required for the lots serviced by the driveway. 

• The lots exceed all single-family residential requirements for the R-1 Single 
Family Residential District. The table below shows the proposed lot data 
compared to the R-1 zoning district, as it is recommended the properties be 
linked to the R-1 bulk standards, due to their overall size, as part of the Planned 
Development: 

 

 

• The surrounding lots are part of the Dunhaven Woods South Planned 
Development. The proposed Planned Development and associated subdivision 
lots are not included within the Dunhaven Woods South Planned Development 
nor Declarations. 

 
Architecture 

• The Petitioner has submitted architectural plans that include a mixture of 
materials including stone, stucco, composite and wood which are of a similar 
design to the previously approved Planned Development in style and height. 

 
Engineering  

• The lots are currently vacant. As required, the proposed lots will connect to 
Village water and sewer, utilizing the existing utilities along Rosiland Drive and 
Ruhl Road. The Subdivision and Site Development Ordinance requires the 
installation of sidewalks along Rosiland and Ruhl frontages and the proposed 
plans conform to this requirement. 

• There is a grade change of approximately 23 feet on the property. The crown of 
the property is near the center of the lot on the east side of the property. All 
storm water would be collected on site and directed into three detention basins 
before ultimately being released into the existing Village storm sewer system 
servicing the Dunhaven Woods Subdivision. The Village Engineer has also 
reviewed and conditionally approved the preliminary storm water management 
plan.  

• There is a significant number of trees on the property. Per the tree protection 
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plan, trees along the eastern lot line, south-east quadrant and many of the trees 
in the right of way will be preserved.   

 
 
STAFF RECOMMENDATION: 
The proposed development conforms to all the restrictions of the R-1 district and to the 
Subdivision Regulations and the proposed density is well below the maximum 
allowable density in the R-1 district.  It also complies with the recommendations of the 
comprehensive plan and is directly comparable to the approved 2025 subdivision, with 
a reduction of two lots. Therefore, Staff recommends approval of the proposal subject 
to the following conditions: 
 
1.    The development shall substantially conform to the Plat of Subdivision, including a 
cross-access easement for the private driveway and Engineering Plans prepared by 
Greenguard Inc. and Architectural Plans prepared by Cook Murphy Architects, except 
as such plans may be revised to conform to Village Codes and Ordinances. 
2.    All future residences shall follow the Village's R-1 Standards. 
3.    A Public Improvement letter of credit or appropriate security deposit shall be 
submitted in a manner acceptable to the Village Engineer. 
4.    Review fees in the amount of 1.5% of the total project improvement costs (as 
defined in the Village Code) shall be submitted in a manner acceptable to the Village 
Engineer. 
5.    A Planned Development letter of credit in the amount of $20,000 shall be submitted 
in a manner acceptable to the Director of Planning and Zoning. 
6.    The Final Plat of Subdivision shall be submitted on Mylar with the required 
signatures and significantly conform to the Plat of Subdivision prepared by Greenguard 
Inc. 
7.    A Subdivision Improvement Agreement shall be submitted in a manner acceptable 
to the Village Attorney. 
8.    Recording fees in the amount of $300 shall be submitted. 
9.    The Final Engineering Plans and Final Engineer's Cost Estimate shall be revised in 
a manner acceptable to the Village Engineer. 
10.    A construction management plan, indicating the proposed material delivery routes 
and contractor parking areas, shall be submitted in a manner acceptable to the Village 
Engineer/Director of Planning and Zoning, as part of the site development/building 
permit review process. 
11.    A MWRD permit shall be submitted. 
 
  
 
ATTACHMENTS: 
1. Aerial Map 
2. FPD PFSUB Application 
3. Plat of Survey 
4. Plat of Subdivision 
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5. Engineering Plans 
6. Architectural Plans 
7. Objection Letter 
8. Public Notice 
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Page 1 of 1 

 

 

PRELIMINARY & FINAL PLAT 
OF SUBDIVISION 

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

www.palatine.il.us 
 
Petitioner Name      
 
 
Business Name (if applicable) 
 
 
 
Property Owner (if different from petitioner) 
 
 
 
Subject Property Address 
 
 
 

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

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

 
The proposed use(s) on the property, if this petition is approved is (are): 
 
 
 
Current zoning of property:   

 

Size of the property:                  acres 

 

State the specific action requested:  

 

Page 96 of 153



Page 97 of 153



Page 98 of 153



Page 99 of 153



Page 100 of 153



Page 101 of 153



Page 102 of 153



Page 103 of 153



Page 104 of 153



Page 105 of 153



Page 106 of 153



Page 107 of 153



Page 108 of 153



Page 109 of 153



Page 110 of 153



Page 111 of 153



Page 112 of 153



Page 113 of 153



Page 114 of 153



Page 115 of 153



Page 116 of 153



Page 117 of 153



Page 118 of 153



Page 119 of 153



Page 120 of 153



Page 121 of 153



Page 122 of 153



Page 123 of 153



Page 124 of 153



Page 125 of 153



Page 126 of 153



Page 127 of 153



Page 128 of 153



Page 129 of 153



Page 130 of 153



Page 131 of 153



Page 132 of 153



Page 133 of 153



Page 134 of 153



Page 135 of 153



Page 136 of 153



Page 137 of 153



Page 138 of 153



Page 139 of 153



Page 140 of 153



Page 141 of 153



Page 142 of 153



Page 143 of 153



Page 144 of 153



Page 145 of 153



Page 146 of 153



Page 147 of 153



Page 148 of 153



Page 149 of 153



Page 150 of 153



Page 151 of 153



Page 152 of 153



Page 153 of 153


	I. CALL TO ORDER
	II. ROLL CALL
	III. APPROVAL OF MINUTES
	A. Draft PZC Minutes - 08/25/2026
	Draft PZC Minutes - 08-25-26


	IV. PUBLIC HEARING
	A. 300 N. Clark Drive
	Staff Report
	Aerial Map
	Special Use Application
	Plat of Survey
	Site Plan
	Fence Elevation
	Letter of Support
	Public Notice

	B. 404 S. Maple Street
	Staff Report
	Aerial Map
	Special Use Application
	Plat of Survey
	Site Plan
	Elevations
	Public Notice

	C. 444 E. Dundee Road
	Staff Report
	Aerial Map
	Special Use Application
	Plat of Survey
	Business Plan
	Floor Plan
	Window Sign Plan
	Public Notice

	D. 315 W. Johnson Street
	Staff Report
	Aerial Map
	FPD FPSUB REZONE Application
	Plat of Survey
	Plat of Subdivision
	Engineering Plans
	Architectural Plans
	Public Notice

	E. OK Subdivision
	Staff Report
	Aerial Map
	FPD PFSUB Application
	Plat of Survey
	Plat of Subdivision
	Engineering Plans
	Architectural Plans
	Objection Letter
	Public Notice


	V. PUBLIC COMMENT
	VI. COMMUNICATIONS
	VII. ADJOURNMENT




